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I. INTRODUCTION 


The Comprehensive General Plan Review Program 


The Contra Costa County Board of Supervisors has authorized a review and 
update of the County's General Plan documents. The last comprehensive, 
countywide General Plan update was completed in 1963. Over the last two 
decades, the County's General Plan has evolved through the preparation of 
state-mandated plan elements, and through the adoption of individual area 
plans which have set policy in developing unincorporated areas such as East 
County, the San Ramon Valley and Rodeo. Scores of General Plan amendments 
affecting smaller areas were also adopted. 


The Comprehensive General Plan Review program will provide a mechanism to 
consolidate and update Contra Costa County's individual General Plan elements 
into one document suitable for dissemination to the public, as well as to 
review the policies of individual cities and various agencies in a countywide 
context. The study was created as a means of bringing jurisdictions and the 
public together to discuss the County's established growth policies, review 
their impacts and to work toward a consensus regarding the County's direction 
in the short and intermediate time frame. 


The General Plan revision process began in 1985 and is expected to take 
approximately two years. During the process, background technical studies 
will be prepared, an issues analysis will be conducted based upon citizen 
input, and a new, revised comprehensive plan will be prepared for introduction 
in the public hearing and adoption process. In addition to these main 
products, a series of issues, studies and reports on updated pianning tools 
will be made available in order to prepare an effective implementation program 
for carrying out the policies of the General Plan. At completion of the work 
program, the County will have adopted a new "blueprint" to guide growth into 
the next century, as well as having enhanced its capabilities to plan for 
public improvements and facilities. 


A 65-member citizens advisory committee called the Planning Congress composed 
of representatives from all 18 cities in the County, business, labor, environ- 
mental, agricultural and community organizations, has been appointed by the 
Board of Supervisors to oversee the program. The committee began meeting ona 
regular basis in August, 1986 and is expected to continue its work until a 
draft revised General Plan is prepared by late 1987. 


Purpose and Use of this Report 


This report was prepared by the Community Development Department as the third 
in a series of background reports for the Comprehensive General Plan Review 
program. The first background report, Growth Trends (November, 1985), exam- 
ined recent demographic and economic changes in the County, such as population 
and housing growth, jobs, agriculture, and traffic. Growth Trends will be 


-li1- 


ROT TUAT: | 


ao lpy ag wat val wis gE %OPan wr hats cme 


oa Steet yteqe me byri ‘ ; Per 7 
QINGRITED MALT farren stan. wl . 


DAELY Fey pitd@o! qum -Tar- - vy. 
D GOVONE ~ cased wre ysi la: 
.bsJor € ae | . yew ss 


Tt att mergers give’ = 
Pyroni 2 USMS S229. 7 eset ene ot 
Aa ide wot 76! wess ih oF 6’ dasiue fren : 
0 “erry nd. to nieem &£ @F Of"se9 : ee VEL 

#0 y SON, Fideses @'winus on) eT SS vedte 

. 7 iD - : ie ov Zi:pnecn $ Magwo! (tm ‘ 

Hy ® es t= » \ ica a Oe rn ' 
7 _ Bai , 


af” [os 
ae rein aRe: nt Téted exode+g nels ‘ 
oad. eeereie 202 oe) v0 méve 6 ms 
ec moe OO 15H ateylnne ewore! me Pi 
ae ed {tty neta av pangte~qm. ber ' & bey 
eees0G Agrtapte one ori x4 
fs ehsnges BAR 2e'Ouds , Layee: | ger ts 
PSOGTIG Ne PLIG~- mo Rabe KE af deliave abs 
oo = fate te-sra) eo: “un eels fe ’ ah ies 
aeuic” wel ® hetaskse ecu tiiw “wel of n 


ow 


of? ae) dns Poh tee | 
a atid. Bs! 13. e@f? inves \ lorpe a samen 
mee) O03 wl zeties 2 eBoy asv i Iss pere=n 


pare tts nr 3h. “Re VE. OREL-« 


- ace mint awy ing geo: Rie? rae av 74 | 


eat podnedtne gnivex es ile Medias 


en. “ac. Laas VoPnummes bee fesud lunes Ae 


: ao 

“7 PPT ie Mie OF or? seerveve of wO2Ty iN? i # 

mes ah ‘eae he BAR O5G; .seuguh | fezd ipa 

d Sie! we beraqge ve: 2: ) beverer ay Ttaad 

“ony et? $a eal) fee Soon tit 

a ingemoteved votaunmod 9% vo sever ear 290g if? 
tl aidan ens Om 0? E7YOQSt BnveysIEC se 2el<52 

4 4 oT PP fel eee .! Y ¥ DAO 7* bf Th a w) 4 

" zabhatts ATES NGSe One wl yy meh Iéeque 

sSPTTON2 GWE {Wuidlusi~p: ade! mre vhtewon bine 


updated on an annual basis. The second background report, Summary of Agency 
Plans and Programs (May, 1986), analyzed the adopted plans, programs, and re- 
sponsibilities of various regional, state, and federal agencies, and utility 
and transit districts which affect development in Contra Costa County. 


This third background report summarizes the existing General Plans Of anes 
cities in Contra Costa County and analyzes recent development activity and 
trends. The report examines the consistency or inconsistency of the city Gen- 
eral Plans as contrasted with the land use designations and policies contained 
in the County's existing General Plan. The analysis looks at the consistency 
of plans within each city limits, as well as in each city's "Sphere of 
Influence" area (see definition below). 


One of the purposes of this report is to determine if there are serious 
differences between the adopted growth policies of the cities and the County. 
This information will be discussed by the Planning Congress and appropriate 
actions will be taken to try to resolve most of the differences during the 
General Plan review program. 


“Spheres of Influence" and “Planning Areas" 


Under California state law, every county in California (except San Francisco) 
must appoint a Local Agency Formation Commission (LAFCO), which adopts a 
“Sphere of Influence” area for each incorporated city and special distunice 
(such as a utility district). This Sphere of Influence is defined as “a plan 
for the probable ultimate physical boundaries and service area of a” local 
governmental agency" (California Government Code Section 54774). The LAFCO 
uses it in reviewing proposed annexations to cities, the formation or 
expansion of special districts, and other activities related to municipal 
boundaries. Development within a city's Sphere of Influence may be approved 
and constructed under County jurisdiction, or in the alternative, a developer 
may request that a project involving lands within the Sphere be approved and 
annexed into the city, after the municipality has adopted a General Plan 
Amendment and zoning for the properties. 


In contrast, the “planning area" for a city is any geographic area outside of 
the corporate limits which “bears relation to its planning" (Government Code 
Section 65300). A city may adopt General Plan land use designations and other 
growth policies for properties outside its immediate jurisdiction and even 
outside its Sphere of Influence (see Figure 1). The State of California Gen- 
eral Plan Guidelines (1980, as amended) notes that: 


Since issues do not respect political boundaries, the law provides 
for extraterritorial planning. Extraterritorial planning is a means 
by which a local government can formally indicate to its neighbors 
its concern for the future of the lands under its neighbors' juris- 
diction. Cooperative extraterritorial planning can be used to guide 
the orderly and efficient extension of facilities and services, 
ensure the preservation of open space, agricultural lands, and re- 
source conservation areas, and establish consistent development 
standards in the plans of adjacent jurisdictions. (Page 14) 
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While it is important for cities to plan in their officially adopted Spheres 
of Influence and planning areas, it is likewise important for counties to ad- 
dress growth policies within the cities. The General Plan Guidelines states: 


County general plans must cover incorporated and unincorporated 
territory, both private and public (including land and water), even 
though counties do not exercise direct regulatory control over 
incorporate areas. This is more than a question of land use 


designations: counties cannot simply ignore issues, such as 
housing, within incorporated cities on the basis that these should 
be adequately addressed in the cities' general plans. County 


general plan diagrams and policies, however, need not be as detailed 
and precise for incorporated areas as unincorporated ones. Rather, 
county plans should address the cumulative effects of the cities’ 
plans, provide a countywide framework for urban expansion, and 
coordinate the policies and plans of the county and its cities. 
(Page 14) 


Contra Costa County has initiated a General Plan Review program that takes 
into account sub-regional issues such as infrastructure financing and the 
jobs/housing balance. Many growth issues affect all of the cities, as well as 
the County, and, hopefully, they will be reflected in the updated General Plan 
policies and implementation program that is finally adopted. 


Theoretical Relationship Between a City's Planning Area 
and Sphere-of-influence 


1. Incorporated Territory: land use controlled by the city. 


2. Unincorporated Territory: to be ultimately annexed and served 
by the city. Land use controlled by county in formal 
consultation or by joint action with the city. 


3. Unincorporated Territory: not to be annexed and served by 
the city, but bearing some relation to the city's planning. 
Land use controlled by county in consultation with the city. 
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Gross Versus Net Acres 


Most cities and counties measure residential densities in their General Plans 
in terms of the number of housing units allowed per acre of land. However, 
some cities calculate the number of units per gross acre, while Contra Costa 
County and several cities measure housing units per net acre. Gross acre 
caculations take into account the whole land area involved, while net acre 
measurements subtract out portions of a property that are devoted to roads or 
other non-residential uses, or are unbuildable because of sloping terrain. 


In order to compare General Plan residential densities between cities that 
employ gross acreage categories and the County, which uses net acre densities, 
this report has translated some residential designations from gross to net 
acres. As a rule of thumb, areas of single family homes must subtract out 
approximately 25 percent of the land area, to account for driveways or ‘asl ai 
erwise unbuildable terrain. In the case of apartments or condominium 
construction, approximately 20 percent of the land area is assured to be used 
for non-residential purposes. Ultimately, however, the amount of buildable 
area is dictated by the unique topography and other features of individual 
parcels. 


Thus, a General Plan land use designation which allows a density range of 3 to 
5 single family homes per gross acre may actually permit a slightly higher 
density (3.75 to 6.25 units) per net acre, after subtracting out 25 percent of 
the property as unbuildable or devoted to internal circulation. 


It should be noted, however, that some cities do not take into account net 
versus gross acres when calculating how many residential units can be built on 
a given parcel. Thus, this report's translation of gross into net densities 
for comparison purposes may unintentionally overestimate how many housing 
units could potentially be constructed in a given area with some cities. 
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II. KEY FINDINGS 


This lengthy report examines in detail the land use designations contained in 
the General Plans for the eighteen cities in Contra Costa County, and contrasts 
them with the designations of the County's General Plan. Comparisons were made 
for the area within the city boundaries, as well as for the lands within each 
city's Sphere of Influence. While some notable discrepancies were found between 
city and county plans in five Sphere areas (Antioch, Brentwood, San Ramon, 
Richmond, and Hercules), there were much more serious inconsistencies discovered 
within the city limits. 


Because the County's General Plan has not been revised on a comprehensive, 
countywide basis since the early 1960's, some land use designations for areas 
within the cities dates back to that era. As individual cities have updated and 
amended their plans, often times these changes have not been reflected on the 
County's map. For example, the County's General Plan continues to indicate an 
industrial designation over much of the waterfront lands in Richmond, Hercules, 
Martinez, and Pittsburg, even though significantly different uses have been 
planned and approved by the cities. 


Specifically, the following inconsistencies in the Sphere of Influence areas 
were discovered: 


fe) Antioch: The County General Plan designates much of the land in the 
southeastern Sphere as General Open Space, while the City has adopted 
a specific plan in the area calling for the construction of 15,000 
homes. 


6) Brentwood: The East County Area General Plan, adopted by the County 
jn 1978, as amended, designates an Agricultural Core area of prime 
lands around the City; the Brentwood General Plan designates land 
northeast of the current City limits for ranchette development and 
lands in the western and southern Sphere as Planned Employment 
Centers. 


) San Ramon: The San Ramon Valley Area General Plan, adopted by the 
County in 1977, as amended, indicates General Open Space for the lands 
in the Dougherty Valley (most of the Gale Ranch) and for the lands on 
the westside of the City. The proposed San Ramon General Plan 
(pending approval at the time of this writing) plans housing 
development in both locations. 


) Richmond: In the E] Sobrante area, the County plan is somewhat 
inconsistent with the adopted City plan, in terms of uses indicated 
along San Pablo Dam Road and the amount of residential development 
sane in the hilly areas of San Pablo Ridge and along Castro Ranch 

oad. 


fe) Hercules: The County General Pl=n for the Franklin Canyon area along 
Route 4 designates properties near the existing golf course as 
Agricultural Lands, while the City of Hercules has recently amended 
their General Plan to allow construction of over 1,000 housing units 
and a major hotel/conference center. 
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EAST COUNTY CITIES 


Pittsburg 
Antioch 
Brentwood 


SUMMARY 


East Contra Costa County includes the Cities of Pittsburg, Antioch, and 
Brentwood, as well as the unincorporated communities of West Pittsburg, Oakley, 
Knightsen, Byron, and Discovery Bay. However, only the County General Plan 
policies for the West Pittsburg and Oakley areas are discussed here, because 
portions of these communities fall within the adopted Spheres of Influence for 
the three cities. 


East Contra Costa is expected to be one of the fastest growing areas in the 
entire San Francisco Bay region during the next two decades. Antioch alone is 
planning for new residential growth that will double the City's current 
population of 51,000 residents. Pittsburg's General Plan anticipates an 
ultimate population for the City and unincorporated West Pittsburg of 62,000 to 
80,000 persons, compared to approximately 51,000 residents in the area now. In 
the Oakley area, a small portion of which is in the Sphere of Influence for 
Antioch and Brentwood, the County is reviewing a General Plan revision which 
could allow a ten-fold increase in the existing population of 5,000 residents. 
Equally ambitious is Brentwood's General Plan, which foresees the smal] 
community growing to become a city of 50,000 sometime in the next century. 


Because growth is occurring so rapidly in East County, some major discrepancies 
can be expected when contrasting the General Plans for the Cities and County. 
Perhaps the greatest inconsistency is in the Southeast Antioch area, where the 
City has adopted a Specific Plan calling for the construction of 15,000 homes. 
The County plan for the area has not been updated and still indicates open space 
and agricultural uses. Differences in land use policies also exist in the 
Brentwood area. The City has planned significant concentrations of job 
generating uses in the western and southern Sphere of Influence areas, which are 
not reflected in the County plan. Brentwood also plans low density housing in 
the Sphere area northwest of the current City limits, which has been placed in 
an Agricultural Core designation by the County in order to preserve the prime 
soils. 


In contrast, there are surprisingly few differences in the adopted General Plans 
for the large and growing West Pittsburg community. Both the City of Pittsburg 
and the County have adopted growth policies encouraging mixed uses along Willow 
Pass Road and a variety of single and multiple family housing elsewhere in the 
unincorporated area. 


The most obvious inconsistencies between plans, however, occur within the 
incorporated areas. =n some cases, the County General Plan has not been updated 
since 1963. Consequently, the County's designations do not reflect some 
significant land use changes made over the last two decades. 
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CITY OF PITTSBURG 


Status of General Plan Elements 


Land Use Element 
Circulation Element 
Conservation Element 
Open Space Element 
Seismic Safety Element 
Safety Element 
Recreation Element 
Housing Element 
Downtown Specific Plan 


Redevelopment Plans 


Los Medanos Project Area 


General Plan Land Use Categories 


Pittsburg 
Estate (0-3.0) 
Low Density (oe l= 72.0) 
Medium Density (a= 17 68) 
High Density (ULao =r 410i) 


Central Business District 
Shopping Center 

Local Commercial 

General Commercial 
Recreational Commercial 


All elements included in the 
Pittsburg General Plan, adopted 
in 1980. 


Updated element adopted in 1984. 
Adopted in 1986. 


Adopted in 1979. Amended in 1983 to 
include three additional parcel (400 
acres). (Project area encompasses 80% 
of the city limitse) 


Contra Costa County 
West Pittsburg and Pittsburg Area 


RESIDENTIAL 

Single Family: 
Low Density | (i=3) 
Medium Density (3-5) 
High Density . (5-7) 

Multiple Family: 
Low Density (7-12) 
Medium Density (12=21) 
High Density (21=29)) 


COMMERCIAL 


Commercial 

Retail Shopping 

Neighborhood Business 

Commercial Recreation 

Willow Pass Road Mixed Use 
Corridor 
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General Plan Land Use Categories (continued) 


Contra Costa County 


Pittsburg West Pittsburg and Pittsburg Area 
| OFFICE 
Professional Office Office 
INDUSTRIAL 
Industrial Park Industry 
Warehouse/Storage Light Industry 


Manufacturing/Processing 


PUBLIC RELATED 


Public Facilities Public and Semi-Public 
Schools 
Utilities 

OPEN SPACE 
Open Space General Open Space 
Parks and Recreation Parks and Recreation 
Hillside/Grazing Water 

AGRICULTURE 
(none) Agricultural Preserve 


Discussion of Plans 


The Pittsburg General Plan, consisting of all the State mandated elements, was 
adopted in 1980. The single document is not divided into conventional element 
chapters, but rather cross references al] specific element policies and 
implementation programs that are scattered throughout broad chapters (Urban 
Development and Community Design, Natural Environment, and _ Residential 
Environment, Economic Development, and Public Services and Facilities). The 
General Plar is fairly brief, consisting of only 40 pages. A detailed analysis 
is included in the Technical Appendix and the Master Environmental Assessment 
prepared for the General Plan program. In addition, the General Plan 
incorporates by reference the previous Open Space and Recreation Element, 
adopted in 1979. A revised Housing Element containing updated information from 
the 1980 U.S. Census was adopted in 1984. 
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The City has recently contracted with a private consultant to update the General 
Plan and rewrite the City's 1955 Zoning Ordinance. City planning staff hope to 
have a new adopted General Plan in place by mid-1987. 


The planning area depicted on the Pittsburg General Plan map includes al] of the 
large unincorporated community of West Pittsburg and extends south to the 
Concord Naval Weapons Station boundary and eastward into the U.S. Steel proper- 
ties, a portion of which has since been annexed by the City of Antioch (see Map 
1). The majority of the residential neighborhoods in Pittsburg are designated 
for low density housing (3.1 to 7.0 units per net acre). Areas for medium and 
high density apartments are located in the downtown business district; west of 
Pittsburg High School; near the intersection of Loveridge and Buchanan Roads; 
between Highway 4 and East 4th Street, east of Range Road; and on a portion of 
the Baker property near the Antioch border. However, a pending amendment to the 
Pittsburg General Plan will remove the housing designation on the Baker parcel. 


The 1980 General Plan is based upon an ultimate holding capacity for the City of 
62,000 to 80,000 residents. The land use designations on the General Plan map 
were based on the assumption that the planning area population would increase by 
11,600 residents between 1975 and 1990. However, the combined population of the 
City of Pittsburg and unincorporated West Pittsburg has grown from approximately 
33,350 residents in 1975 to 50,600 residents in 1985, so the 15 year population 
projections included in the General Plan have proven to be extremely low in com- 
parison to recent development trends. Association of Bay Area Governments’ 
(ABAG) projections indicate that the surge of new home construction in the 
Pittsburg area will slow somewhat during the next decade, with the planning area 
gaining approximately 6,000 new residents by 1995 and another 7,000 residents by 
2005. 


Most of the new single family residential construction over the jast several 
years has occurred in the foothills south of Highway 4, with some infilling of 
parcels with apartment complexes closer to the highway. As in the case of 
neighboring Antioch, during the last year the City of Pittsburg has approved 
over one thousand units of multiple family housing. One of the most important 
projects, in terms of revitalizing the City's depressed downtown area, has been 
the construction of 160 townhouses by Whitecliff Homes (Bay Harbor Park). The 
company has recently received approval to construct another 370 townhouses and a 
120 berth private marina in Phase II of the project. 


In terms of commercial land use designations, the 1980 Pittsburg General Plan 
includes these categories: Central Business District, Shopping Center, Loca] 
Commercial, General Commercial, and Recreation Commercial. Development policies 
for the downtown businers district of Pittsburg are further defined in the 
recently adopted Downtown Specific Plan (see discussion below). The 1980 plan 
calls for the constructicn of shopping centers at five locations (see Map 1). 
One site at the intersection of Willow Pass Road and Port Chicago Highway in 
unincorporated West Pittsburg is currently undeveloped. The locations of new 
shopping centers within the City limits are at Bailey Road/West Leland Road (an 
application to construct the Oak Hills center’ is pending); Railroad 
Avenue/Buchanan (undeveloped); East Leland/Loveridge Roads (undeveloped) ; 
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MAP 1 
GENERAL PLAN 


RESIDENTIAL 
C1) ESTATE O- 3.0 UNITS/NET AC 
CZ) LOW DENSITY 3.1- 7.0 UNITS/NET AC 
C3) MEDIUM DENSITY 7.1 - 17.4 UNITS/NET AC 
C4) HIGH DENSITY = 17.5- 24.0 UNITS/NET AC 


COMMERCIAL 
CENTRAL BUSINESS DISTRICT 
SHOPPING CENTER 

LOCAL COMMERCIAL 

f&°0 PROFESSIONAL OFFICE 
GENERAL COMMERCIAL 
RECREATIONAL COMMERCIAL 


INDUSTRIAL 
INDUSTRIAL PARK 

(__] WAREHOUSE/STORAGE 

[==] MANUFACTURING/ PROCESSING 


OTHER 
PUBLIC FACILITIES 

cl SCHOOLS 

UTILITIES 

PARKS AND RECREATION* 
E==] OPEN SPACE 

C1] HILLSIDE/GRAZING 


CIRCULATION 
OQ POTENTIAL BART STATION SITE 

—=3 FREEWAY/FUTURE BART EXTENSION 
Ca] PROPOSED FREEWAY INTERCHANGE 
== MAJOR THOROUGHFARE 
COLLECTOR STREET 
&="] RAILROAD 
NON-MOTORIZED TRAIL 
E> NOISE TREATMENT AREA 


r Keles PregN 2h Scie me ee eee 
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* CIRCULAR SYMBOLS INDICATE GENERAL LOCATIONS ONLY. 


m7 BUCHANAN ROAD 
+ 4b 


Clin Or GENERAL 


PITTSBURG, PLAN 


CALIFORNIA REVISION 
PROGRAM 


1979 - 80 


ADOPTED BY 


Plenning Commission, 
July 22, 1960, Resokition 1485 


City Counct, 
lovernber 3, 1960, Recolution 80-6569 
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and the northwest quadrant of the Highway 4/Somersville Road interchange (the 
site is proposed for development by the Seeno Construction Company, owners of 
the Baker parcel). In addition, a 1986 General Plan Amendment designated a 
shopping center at Harbor Street/Atlantic. 


The General Plan notes that the areas designated as General Commercial are 
intended to recognize existing locations of strip commercial or mixed 
commercial-industrial uses. These areas, however, are not intended to be 
expanded, although individual businesses can expand without becoming 
non-conforming under zoning regulations. 


A policy of the plan states that "an effort will be made to convert declining 
areas of strip commercial development to multi-family housing and other appro- 
priate uses" (Page 27). The only two locations where the General Commercial 
designation is employed are in the downtown blocks bounded by Railroad Avenue, 
Solari Street, and the Santa Fe and Southern Pacific railroad tracks; E. Leland 
at Standard 011 Avenue; and along Willow Pass Road (unincorporated). 


The Recreation Commercial designation is applied to all waterfront properties 
near the downtown, including a city sponsored marina redevelopment project. The 
George Lowy Marina, consisting of 330 berths, a boat repair yard, restaurants, 
and other facilities, is presently under construction. The General Plan notes 
that higher density housing may also be allowed in this area. 


The General Plan map shows large amounts of land designated Manufacturing/ 
Processing, representing existing heavy industry along the shoreline (see 
Map 1). The City plan also sets aside several areas as Industrial Park or Ware- 
house/Storage. Planned industrial parks are located north of Highway 4, east of 
Loveridge Road (part of the Baker property); south of Highway 4, between 
Railroad Avenue and Loveridge (The Stoneman Industrial Park); along both sides 
of North Parkside Drive; and in West Pittsburg (the former Shell property). The 
only areas designated for Warehouse/Storage uses are the unincorporated Pacific 
Gas & Electric properties adjacent to the Southern Pacific, Santa Fe, and Union 
Pacific railroad tracks. 


Major Open Space areas indicated on the Pittsburg General Plan include the 
PG. & E. transmission line right of way running in a north-south direction the 
length of the City limits; Browns, Winter, and Mallard Islands; and large salt 
marshes along the shoreline in West Pittsburg and Antioch. Large Parks and 
Recreation areas include marshlands near Mallard Island and the McAvoy yacht 
harbor; and the contiguous parcels of the Pittsburg Golf Course and Stoneman 
Park. The plan map also proposes three new parks in the West Pittsburg areas, 
two new parks in the city, and designates a network of trails along the EBMUD 
aqueducts, the Contra Costa Canal, the Standard O11 pipeline (along Somersville 


Road) and the P. G. & E. property from McAvoy harbor to the existing Martyr Park 
in downtown Pittsburg. 


In terms of roadway improvements, the General Plan shows two new Highway 4 
interchanges at Standard Oi] Avenue (funds for initial construction already 
allocated by the State Transportation Commission), and at Range Road (no funding 
yet allocated). An extension of Leland Road westward from Bailey road is shown, 


- 12 - 


Bl, be Zz ietn! veel rae V2 4@no?2 ty vewTiDd + 
. et Yad J 1407? A 
i eae at et oe 200) ee? and 


. Heiss - Sahie ene 


=29 


7 


F feasage le Serengl yay .2hers ¢ 
tems Qrvse. to enelteset = ¢ 

P7016 even! = gaete 4 cs 

bine ke!” AE.) @setan ig 

ar Nene! sp 

- 
aber Ad Tilw- dict? py" sse - 
Lar. bo Tt af aay nay. Perea wm Tals 
Pd = pm Sea01 Sue vine j 

Babhs apeneoh ws 

gorse me 4 

; lll wali 


me al 
a. | 
laa 


ay 


ths Bs) wehra 
a hat ia POO x, Va P| ‘ 
Pt ive sd Ce, ry © , OP ee ‘} 
ee IAA faxes OAL WRGrerd 2 
Re ate DONOTRR St dels yee oni 
.* . = - : 
oy etnies epaa! ewer: ats) 
Monts. ya Biri: rece 


—~ 


eau: he ie ale hs eee i=oe rp’ 5 s ds « r . nth 
; oa wret F SGRTGPA \a2uctigreN aot : : 
j Power ‘ $142 geo i, 4 re: AP pe — 


ale SAP) No basesihn? ane 
cae nt Ta Pa Vay to 246i en i agis 
ie 5 WOE 7% snagns 23 
1:3 TeGy @h onthhs 
WON, eBria hte s 
WO Bherthe ayes! a 
Fi oan st PRr0u775 
\s aazangizen ia 375 ae 
pT <. a ‘erie © : ‘ 
PAOWAOM MOF Sesqotg TAS ; 


a 
@ 


f ja et Terns art ait heave LAS it } 
ares: etatel NG? MAT BUliash TE Srahan +e 


a) ee: te DG /fonter een tedycacn > ad 
a, i vet Be wo? sSewtege pewa BAPTA: Hpi crates 
_ 


as well as a possible realignment of the Port Chicago Highway, crossing Highway 
4 at the Willow Pass interchange and continuing southwest to Concord (see 
Map 1). The plan also indicates a new limited access arterial roadway to be 
constructed between Kirker Pass Road and Somersville Road, serving as a westerly 
extension of James Donlon Boulevard. (The proposed alignment for the new 
arterial is south of both the City limits and the adopted Sphere of Influence. 


A Downtown Specific Plan was adopted by the Pittsburg City Council in April, 
1986. The plan divides the downtown area into four study zones and details 
separate development standards for each zone. The standards supercede all other 
plans and ordinances for the downtown areas, unless others are incorporated by 
reference. 


The Los Medanos Project Area redevelopment plan, covering 70% of the land area 
in the City, was adopted in 1979 (see Map 2). The intent of the plan was to use 
property tax increments from the construction of new single family homes in the 
southern portion of the City to revitalize blighted housing and commercial prop- 
erties in the downtown and fund infrastructure improvements in developing areas. 
The redevelopment plan was amended in 1983 to include three additional parcels: 
the 200 acre Baker parcel, the old Stanley Works industrial site along Parkside 
Drive (150 acres), and a 50 acre parcel on Kirker Pass Road. As part of the 
amendment, the City agreed to pass along 31% of the tax increment funds derived 
from the expanded redevelopment properties to the County and the Riverview Fire 
Protection District. The City has recently prepared a Specific Plan for the 
Baker parcel. 


Discussion of Other Relevant Plans or Ordinances 


The City of Pittsburg adopted a H411side Planned Development Ordinance in 1984. 
The lengthy ordinance sets development standards for all further construction in 
the hills located by tying the number of units allowed to the average natural 
slope of the land. Under the provisions of the ordinance, 2.5 residential units 
are permitted for every gross acre of development if the average slope is 
between 20% and 25%, 1.5 units are permitted on average slopes of between 30% 
and 35%, and 0.5 units per gross acre are allowed for lands that slope an 
average of 40%. 


In addition, the ordinance provides for bonuses of additional residential units 
to be allowed (up to 25% increase in density) if a number of site planning 
conditions are met. These conditions deal with preservation of ridgelines; 
provision of open space, site design that complements the naturale terram: or 
orients living areas to views; energy conservation design; contribution to on- 
or off-site improvements; and inclusion of a m.aimum number of units reserved 
for low and moderate families. 


Consistency of Plans in the Sphere 
The Pittsburg Sphere of Influence boundary adopted by the Local Agency Formation 
Commission (LAFCO) is contiguous with the Antioch City limits on the east 


(excluding Winters Island and the eastern half of the Chevron tank farm 
property). On the south, the Sphere boundary is the same as the Pittsburg City 
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EXHIBIT “A” 
Community Redevelopment Agency 
LOS MEDANOS COMMUNITY DEVELOPMENT PLAN - AMENDMENT I | Of The City Of Pittsburg 
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limits. To the west the Sphere of Influence for the City includes at) 20h 
unincorporated West Pittsburg and extends into the Concord Naval Weapons Station 
property at Port Chicago (see Map 3). 


The 1980 Pittsburg General Plan includes several policies and implementation 
measures which discuss the need for coordination between the City and County, 
primarily in the West Pittsburg area. Specifically, the first policy statement 
in the plan calls for the coordination of planning activities with the County 
and appropriate service districts in West Pittsburg, and states that contiguous 
areas proposed for major new developments will be annexed into the City whenever 
feasible. An implementation measure “encourages the County to prepare a West 
Pittsburg Amendment to the County General plan jn conformance with the adopted 
Pittsburg General Plan“ (Page 11). The West Pittsburg Area General Plan, as 
discussed below, is in substantial compliance with the City Plan and was adopted 
by the County as a General Plan amendment in 1982. 


In terms of agricultural lands, another policy states Ghate tiemec) tye wie! 
attempt to develop cooperative agreements with the County" to preclude urban 
development approvals in unincorporated Sphere areas that are designated by the . 
City for Hillside/Grazing, until after the City has completed a study of the 
particular area (Page 16). 


The Pittsburg General Plan also calls for coordination with the County and other 
agencies when preparing watershed improvement programs and housing assistance 
efforts. A policy of the City plan states that industrial development will be 
coordinated with the County, the City of Antioch and other relevant agencies “to 
stimulate the sound economic development of Pittsburg and all of East County" 
(Page 28). The implementation of this policy is to institute a referral process 
whereby City staff may participate in the planning and development review 
process for all industrial applications in the Sphere area. 


In terms of specific land use designations, in the eastern Sphere of Influence 
area there is no inconsistency between the General Plans of the City and County. 
All of the property within the Sphere area is designated for industry in both 
plans, except for the marshlands owned by U.S. Steel at Antioch Point. 


Considering how large the Sphere area is on the west side, there is surprisingly 
little inconsistency between the City's General Plan and the West Pittsburg Area 
General Plan adopted by the County in 1982. Along the shoreline, the city has 
designated the P. G. & E. lands as Utility, while the County shows them as Gen- 
eral Open Space and Industry. The McAvoy Harbor area is indicated for Park and 
Recreation use on the City plan, while the County shows the same designation for 
the land west of the marinz (see Map 4). 


Both plans encourage mixed uses along Willow Pass Road. An implementation 
measure of the City plan states that Pittsburg will “cooperate with the County 
to encourage the redevelopment of abandoned and marginal strip commercial uses 
along Willow Pass Road, and upgrade the visual character of businesses i athas 
area (Page 31). The County plan created a special Willow Pass Road Mixed Use 
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EXISTING COUNTY GENERAL PLAN 
FOR THE PITTSBURG AREA 
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Corridor" designation which allows a wide range of activities and encourages the 
assembly and consolidated development of frontage parcels. The City plan 
includes areas that are shown for General Commercial and medium to high density 
housing. 


One area of inconsistency between the City and County plans exists between 
Willow Pass Road and North Parkside Drive, immediately west of the Pittsburg 
City limits. Here the County has designated the P. G. & E. properties for unre- 
stricted industry while the City has planned the area as a regulated Industrial 
Park. 


Immediately south and west of the Willow Pass interchange at Highway 4, the City 
map indicates an area of single family homes, while the County designates the 
land for General Open Space. The properties between Evora Road and the Contra 
Costa Canal are included in a Planned Unit Area in the County plan, with 
individual areas designated for Light Industry, Office and Multiple Family 
Residential - Low Density. The Pittsburg map shows all of this land in Hill- 
side/Grazing uses. 


Finally, the West Pittsburg Area General Plan adopted by the County does not 
show any planned arterial road connecting Somersville Road and Kirker Pass Road, 
as the City plan does. (The proposed alignment of this limited access arterial 
is south of the adopted Pittsburg Sphere of Influence boundary). Likewise, the 
extension of Leland Road westward from Bailey Road to an intersection near the 
Highway 4/Willow Pass Road interchange is not indicated on the County plan, but 
is included in the City map. 


Consistency of Plans Within the City 


The County General Plan map for land within the City of Pittsburg is very 
generalized and only indicates five predominant land uses (Single and Multiple 
Family Residential, Industry, Commercial, General Open Space, and Public and 
Semi-Public). Almost all of the residential areas in the City are designated 
for one density: Single Family Residential - High Density (5 to 7 units per net 
acre). This category is relatively consistent with the predominant residential 
designation used in the City plan, Low Density (3.1 to 7.0 units per net acre). 


The Arata property, west of Somersville Road and south of the Chevron tank farm, 
is shown on the County map for Single Family Residential - Low Density (1 to 3 
units per net acre). This is not consistent with City plans, which call for Low 
Density housing (3.1 to 7.0 units per acre). The County plan does not recognize 
the pockets of medium and high density housing designated south of East Leland 
Road and Buchanan R«ad. 


The County General Plan indicates a wider area of multiple family housing around 
the downtown business district than the City map. The downtown retail area is 
also drawn to indicate too many blocks devoted to commercial uses on the County 
plan, while the locations of planned or existing shopping centers in the City 
are not shown. 
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The greatest discrepancy, however, between the plans of the two jurisdictions 
concerns. industrial lands. The County General Plan does not differentiate be- 
tween types of industry, and so shows a large swathe of the Industry designation 
over the eastern side of the City. The Pittsburg General Plan specifies a large 
area south of Highway 4 as an Industrial Park (the former Stoneman property). 
Finally, the County plan shows only half the area of the Los Medanos Junior 
College campus as Public and Semi-Public. 
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CITY OF ANTIOCH 
Status of General Plan Elements 
Land Use Element 


Circulation Element 
Environmental Resource Management 


Element All elements (except Housing) were 
Seismic Safety Element adopted in 1975 and consolidated into 
Safety Element one document in 1981. 


Noise Element 
Community Facilities Element 


Housing Elements Updated and adopted in 1985. 
Southeast Antioch Specific Plan Adopted in 1982. 
East Antioch Specific Plan Adopted in 1981. 


Redevelopment Plans 


Antioch Redevelopment Plan Adopted in 1979. 
Redevelopment Plan for Adopted in 1984. 
Project No. 2 


General Plan Land Use Categories 
Contra Costa County 


Antioch (Antioch and East County Area) 
RESIDENTIAL 
Units/Gross Units/ Units/ 
Acre Net Acre Net Acre 
Low Density (up tor2) (Ups tO...) Single Family: 
(up to 4) (Ups tOno 0) Low Density (ei =5)) 
(up to 6) (Hips Om 72 5) Medium Density (3-5) 
High Density (5-7) 
Medium Density (tip. to. 10) (up tOelZ) Multiple Family: 
Low Density (7-12) 
Multiple Density Cup to: -1'5)) (up to 18) Medium Density (12-21) 
(up to 20) (up to 24) High Density (21-29) 


*Assumes 25% of the land for single family homes, and 20% for multiple family 
housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Antioch (Antioch and East County Area) 
COMMERCIAL 
General Commercial Commercial] 


Neighborhood/Community/Regional 
Commercial 


ORetCe 
Office and Administration Office 
INDUSTRIAL 
Light Industrial Park Light Industry 
Heavy Industrial Industry 


PUBLIC RELATED 


Schools Public and Semi-Public 
Community Facilities 


OPEN SPACE 
Mini/Neighborhood/Community/ General Open Space 
Regional Park Parks and Recreation 
Special Use Facility 
Water 
Open Space 
AGRICULTURE 
Agriculture Agricultural Preserve 
Agriculture-Residential (East 
County) 
Agriculture-Recreation (East 
County) 
Agricultural Core (East 
County) 
Interim Agriculture (East 
County ) 
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Discussion of Plans 


The Antioch General Plan, consisting of all state-mandated elements plus two 
optional elements (Community Facilities and Community Design), was originally 
adopted in 1975. The General Plan was consolidated into one document in 1981, 
which summarizes all previously adopted policies. The City has recently hired a 
consultant and is actively revising their entire General Plan. A citizens advi- 
sory group called Horizon 2000 has been formed and is meeting on a regular 
basis. An updated plan is expected to go to public hearing in late 1987. 


In 1981 General Plan policies were based upon a future city population of 
approximately 60,000 residents. Specific policies express the intent to retain 
the City's image and character as “a desirable low density river-foothil] 
oriented residential community." | 


The planning area depicted in the Antioch General Plan extends to the City of 
Pittsburg boundary on the west, to Route 4 and the Southern Pacific railroad 
tracks on the east, and to Contra Loma/Black Diamond Mines Regional Parks on the 
south. Much of the developed residential area of the City is designated in the 
plan for low density homes (up to six housing units per acre). Light and heavy 
industrial uses are designated on both the east and western sides of the City 
along the waterfront (see Map 1). Several Special Use (recreation) Facilities 
are located along the waterfront. The only portion of the planning area which 
is designated as an Integrated Planned Community is the municipal and 
unincorporated lands on the east side, between the SP and ATSF railroad tracks. 


Two specific plans which have been adopted by the City have significantly 
altered the original population forecast found in the 1975 General Plan. The 
Southeast Antioch Specific Plan (1982) calls for the development of 15,000 hous- 
ing units on 3,700 acres south of Highway 4, west of the Southern Pacific rail 
road tracks, and north of Lone Tree Way. Based upon the additional planned 
housing, the General Plan population projection for Antioch has been increased 
from 60,000 residents to an expected population of 110,000. 


Association of Bay Area Governments' (ABAG) projections indicate that the 
Antioch area will experience a greater amount of growth during the next decade, 
over 14,000 people between 1985 and 1995, than any other location in Contra 
Costa County. During the next ten-year period, Antioch's population is expected 
to grow even faster, mushrooming by 26,000 additional residents between 1995 and 
2005. Antioch's growth is expected to surpass population increases that are 
projected to occur in the Brentwood, Oakley and Byron areas combined. ABAG 
predicts that 91,000 residents will live in Antioch by the year 2005, making it 
the third largest city in the County after Concord and Richmond. 


A significant amount of residential development (several thousand units) is 
either pending, has been recently approved, or is under construction in the 
Southeast Antioch area (see Map 2 and accompanying Table 1). The City has an- 
nexed a portion of the Specific Plan area over the last several years, although 
some large parcels stil] remain under County jurisdiction. Numerous national 
homebuilders such as Centex, Citation, Davidon, Kaufman & Broad, Ponderosa, 
Warmington and the Meyers Group are active in the area. 
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TABLE 1 


RECENTLY APPROVED AND PLANNED 
RESIDENTIAL PROJECTS IN 


Applicant/Developer 


Davidon Homes (Autumn 
Ridge) 


Citation Homes 


(Hillcrest & Suncrest) 


Kaufman & Broad 
(Country Manor) 


Northwood Homes 
(Northwood Downs) 


Centex Homes (Eagle 
Ridge) 


McBail Company 
(Almondridge) 


Myers Group 


Hudson Homes/Sexton 
(Oakley Meadows) 


California Pacific Props. 


(Viera Ranch I) 


California Pacific Props. 


(Viera Ranch IT) 


Union Land Devmt. 
(Nelson Ranch) 


Ponderosa Homes: 
(Deerfield) 
Broadmoor/Lusk 


Presley Homes 
(Granada Halas) 


SOUTHEAST ANTIOCH 


Lots/Acreage 


103) 16tS/ 32 ac. 


371) SF TOs 

& 28 condos/ 
185 ac. 

290 SF lots 

& 294 TH/ 
L599 ac. 


188 lots/47 ac. 


532 lots/165 ac. 


641 lots/118 ac. 


464 SF lots 

& 368 condos,TH/ 
P50 ac. 

Toes aloes 

& 150 condos/ 
13.8: ac. 


803) 10tS/12. ac. 


194 lots/57 ac. 


642 lots/186 ac. 


A 623,)0tS/520..ac: 
(total ) 
(243. \0ts) 


298 SF lots, 174 


Status 

Under construction. Units 
for sale. 

Under construction. Units 


for sale. Some units occupied. 


Most SF units occupied. 


Under construction, some units 
occupied. 


Under construction. 

Under construction. Modifying 
plans to include patio units. 
Preliminary plan approved. 
Includes 12 ac. commercial 


uses. 


Under construction. 


Will modify prelim dev plans 
to include some multiples. 


Will modify prelim dev plans 
to include some multiples. 


Will modify prelim dev plans 
to include some multiples 
and accomodate Rt. 4 relocation. 


Under construction. Ponderosa 
has sold land to Broadmoor 
and another developer. 


Preliminary plan pending. 


patio homes, 182 apts. 
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TABLE 1 (con.) 


Prewitt/Homestead BU5 or LOts, 204 Pending. Includes 40 acre 
(Canada property) patio homes, 140 apts. of commercial. 
Hos haeciin 552 units, 46 apts/ Pending. 
160 acres 


Source: Antioch Dept. of Development 
Services; Contra Costa County 
Community Development Dept. 


Note: Status as of November, 1986. 
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The Southeast 1982 Antioch Specific Plan calls for six distinct neighborhood 
units, each composed of a variety of residential densities, architectural types, 
housing costs, and rent levels (see Map 3). Each neighborhood is to consist of 
400 to 1,200 acres (up to 3,500 dwelling units) and is to include neighborhood 
services such as elementary schools, parks, and playgrounds. The plan desig- 
nates approximately 250 acres for low density (4 units/acre) homes (a total of 
1,400 units); 900 acres for low-moderate density (6 units/acre) homes (5,000 
units); 700 acres for low density (10 units/acre) multiple family housing (6,200 
units); and 150 acres for high density (20 units/acre) multiples (2,800 units). 
The estimated population of the southeast Antioch area at buildout is 44,425 
residents. 


The plan also designates a large amount of open space area (over 2,500 acres or 
one-half of the planned community). The open space areas serve as outdoor 
recreation sites and prese-ve the most important hillside and hilltop features 
from development. A large 1,120 acre area adjacent to the Southern Pacific 
railroad tracks is designated as Interim Agriculture, a temporary land use cate- 
gory to be applied until further planning has been completed by the city (see 
Map 3). Although it is not stated in the specific plan, the City's policy is to 
reserve this area for future job generating uses to employ southeast area 
residents. 


The Southeast Antioch Specific Plan indicates major improvements to the 
circulation system in the area, including the widening of Hillcrest Avenue, the 
construction of a new Viera-Nelson Road and Lone Tree Way cut-off, and 
extensions of Deer Valley Road, Sand Creek Road, and Laurel Road (see Map 3). 
These improvements are to be funded by the developers through an assessment 
district-type mechanism. The plan also shows the realignment of State Highway 4 
just west of the SP railroad tracks. 


The second document which has significantly amended the 1975 General Plan is the 
East Antioch Specific Plan (1981). The East Antioch area consists of 5/0 acres 
bounded by Highway 4 on the south and east, and Victory Highway on the north. 
Over 200 acres on either side of the Southern Pacific railroad tracks (currently 
under County jurisdiction) are designated in the plan for industrial develop- 
ment, while 190 acres north of Oakley Road are set aside for low and moderate 
density housing (see Map 4). The McBail Company's Almondridge subdivision of 
640 single family homes is currently under construction in the area. An 
additional 1,100 homes could be constructed under the plan. The East Antioch 
Specific Plan also calls for 26 acres of commercial development at the Victory 
Highway/Highway 4 interchange. The location, currently in the County, is seen 
as a crucial gateway to the entire east side of Antioch. 


The only other significant amendment to General Plan policy adopted by the city 
is a change in the land use designation for waterfront properties in downtown 
Antioch. The original General Plan map indicated several] land use categories on 
the waterfront, including heavy and light industrial, general commercial, open 
space, and Special Use Facility (recreation). These categories have been aug- 
mented with a Downtown Waterfront designation, which allows a mixture of uses 
through a Planned Development or Specific Plan process. Only one waterfront 
property has been designated and developed under the Downtown Waterfront 
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MAP 3 


LAND USE PLAN 


RESIDENTIAL 
Ree LOW DENSITY: UP TO 2 DU/GA 
Scr ae ar © R-4 LOW DENSITY: UP TO 4 DU/GA 

Vc Somes S758 Gorm o [EF R-6 LOW DENSITY: UP TO 6 DU/GA 
AER EE Becge Ef R-10 MEDIUM DENSITY: UP TO 10 DU/GA 

R-20 —_ HIGH DENSITY: UP TO 20 DU/GA 

COMMERCIAL 

oc OFFICE COMMERCIAL 


NC NEIGHBORHOOD COMMERCIAL 
CC COMMUNITY COMMERCIAL 
INDUSTRIAL 


RESOURCE MANAGEMENT 
A INTERIM AGRICULTURAL 


RECREATION & OPEN SPACE 


OPEN SPACE 
NEIGHBORHOOD PARK 


PUBLIC FACILITIES 
ELEMENTARY SCHOOL 
J JUNIOR HIGH SCHOOL 
SENIOR HIGH SCHOOL 
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process: the Cannery Cove Marina, a condominium housing and commercial project 
on the old Hickmott Cannery site. 


The City expects more General Plan changes in the downtown area as a Specific 
Plan is prepared to guide redevelopment projects. The City will request bids 
from private consultants in the near future to comclete the Specific Plan, which 
will recommend a suitable mix of land uses to ensure the revitalization of the 
downtown and waterfront. 


In addition to the General Plan elements and two Specific Plans that have been 
adopted by the City, two redevelopment plans have been prepared and adopted. 
The Antioch Redevelopment Plan, adopted in 1975, covers a wide area of the City: 
most of the Central Business District; the waterfront; the arterial corridors 
along A Street, 18th Street, W. Tenth Street; two large parcels in eastern 
Antioch; and all properties fronting on Somersville road, including the County 
East Shopping Mall and adjacent commercial uses (see Map 5). A high priority of 
the redevelopment plan was to construct a new Civic Center building in the down- 
town, completed in 1981. Additionally, the approximately $1 million in annual 
tax increment revenues which the redevelopment area now produces has been used 
in a Phase I program to fund roadway improvements, street lights, landscaping 
and pedestrian amenities in the 11-block downtown area. Phase II improvements 
will include a pedestrian promenade/walkway along the waterfront, and a pedes- 
trian concourse shopping area in the business district created by a road 
Closing. Additional off-street parking will also be constructed. 


The Redevelopment Plan for Redevelopment Project No. 2 was adopted in 1984. The 
project area consists solely of the 100-acre site housing the former U.S. Steel 
American Bridge plant on the west side of Antioch, south goof) the 
Pittsburg-Antioch Highway (see Map 5). The redevelopment plan is a joint ven- 
ture between U.S. Steel Realty and the City, which has agreed to provide the 
infrastructure, including streets and sewer lines, in return for the tax incre- 
ment revenues. The City has subdivided the property and is marketing the lots 
for light industrial development. The original 400,000 square foot American 
Bridge building may be either renovated or torn down to complement the remainder 
of the industrial park. 


Discussion of Other Relevant Plans or Ordinances 


The Master Plan for the Downtown and Waterfront was completed by the Spink 
Corporation in 1978. The plan analyzed current conditions and tested the 
financial feasibility of revitalizing the downtown commercial district and 
adjacent waterfront. The plan called for a landscaped shopping mall on First 
Stree*, two downtown marinas, multiple family housing, and a waterfront park. 
The Ma_ter Plan was not adopted as part of the City's General Plan, although 
many of its proposals have been acted upon through the Antioch Redevelopment 
Plan. 


Two other studies analyzed growth potential and impacts in Southeast Antioch and 
West Antioch. The Southeast Antioch Growth Study (1980) examined the issues and 
Opportunities in that area, after development requests had been submitted by 
Centex and Citation Homes. The Study served as background for the Southeast 
Antioch Specific Plan, adopted in 1981. 
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The West Antioch Study, completed in 1980, examined two large industrial areas 
adjacent to the western city limits of Antioch. The first area, almost 1,100 
acres included all of the U.S. Steel and Dow Chemical properties, as well] as the 
Baker property, located between Highway 4 and the San Joaquin River (see Map 6). 
The second area consisted of the Arata parcels and the existing Chevron USA tank 
farm (320 acres). 


The purpose of the study was primarily to set the stage for a subsequent request 
to the County Local Agency Formation Commission to amend Antioch's Sphere of 
Influence to include all of the properties. Since then, the City has annexed 
the U.S. Steel and Arata properties, the Baker and Dow Chemical properties have 
been placed within the Pittsburg Sphere of Influence, and the Chevron parcel has 
been included in Antioch's Sphere. 


The consultant firm of Gruen Gruen & Associates prepared an Economic Development 
Plan for Antioch, adopted by the City Council in 1981. The plan is primarily a 
resource and marketing document, inventorying 22 vacant industrial sites within 
the area and rating them according to whether services are available and other 
development criteria. The plan also outlined a Strategy to retain and attract 
different types of industry. 


Consistency of Plans in the Sphere 


The City of Antioch has been actively annexing lands within its Sphere of 
Influence adjacent to its western, southeastern, and eastern borders over the 
last several years. To the east, the City's Sphere area includes large 
industrial parcels and other uses along the waterfront all the way to Big Break 
Road in Oakley (see Map 7). In the southeast section of the City, the Sphere 
boundary takes in all of the undeveloped lands within the Specific Plan area, as 
well as many other properties south of Lone Tree Way. On the west side, the 
adopted Sphere of Influence is contiguous with the current City boundary, with 
the exception of the Chevron USA tank farm and the Garaventa parcel. The 
Antioch General Plan is inconsistent with the County General Plan designations 
for the latter two properties. The County plan designates the Chevron and 
Garaventa properties as Industry. In contrast, the Antioch plan calls for 
residential use up to a density of six units per acre on the Chevron Site, while 
the other property is designated as Open Space. 


In the Southeast Antioch Specific Plan area of 3,700 acres, over half (2,300 
acres) of the properties are still under County jurisdiction within the Sphere 
of Influence (see Map 7). The City has annexed lands for development along the 
Hillcrest Avenue corridor, and will request annexation in the near future for 
the Viera and Nelson Ranch properties, for which subdivision maps are being pro- 
cessed by the City. The Meyers Group/Dobrich parcel was recently annexed. In 
addition to these properties, there are approximately 20 large parcels located 
north and south of Lone Tree Way that would require annexation in order to de- 
velop under the Specific Plan. The City plan also includes seven large parcels, 
consisting of over 700 acres, of unincorporated land adjacent to the Southern 
Pacific railroad tracks which is designated for continuing agricultural use. 
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The existing Contra Costa County General Plan for the area differs significantly 
from the Antioch plan. The County has designated most of the Southeast Antioch 
Specific Plan area as General Open Space or Agriculture-Residential, with no 
residential development allowed at densities greater than one house per five 
acres (see Map 8). Lands between the Contra Costa Canal and Antioch Airport on 
Lone Tree Way are designated for single family homes at medium densities (3-5 
units per net acre). 


A large portion of the Specific Plan area is included within the boundaries of 
the East County Area General Plan, adopted by the County in 1978. The Circula- 
tion Element for the County plan shows an extension of Laurel Road, which 
presently stops at Neroly Road east of the SP railroad tracks. The Laurel Road 
extension crosses the railroad and joins Hillcrest Avenue. The plan also shows 
an extension of Deer Valley Road north from Lone Tree Way to Hillcrest Avenue. 
In the Southeast Antioch Specific Plan, the Laurel] Road extension swings further 
to the south than in the County plan. 


On the east side of Antioch, the County General Plan indicates an industrial 
classification for all the unincorporated properties along Wilbur Avenue near 
the Antioch waterfront, as well as all the unincorporated land adjacent to High- 
ways 4 and 160 (see Map 8). The Antioch General Plan also shows a heavy 
industrial designation along the waterfront, with a Special Use Facility at the 
shoreline on both sides of the Highway 160 toll plaza. 


Between the ATSF railroad tracks and Victory Highway the City plan classifies 
the land as Integrated Planned Community, which the plan text describes as “uses 
should be limited to light industrial which do not cause undue nuisance to resi- 
dential use or a combination of industrial, commercial and residential." The 
City has recently annexed several industrial properties north of Victory High- 
way. There are also numerous residential properties within this industrial area 
along Viera Avenue, although many of the residents are not in favor of annexa- 
tion because hooking up to the City sewer service would be costly. The County's 
existing General Plan designation of industrial uses for the area is not incon- 
sistent with the City plan, although future residential development would be 
inappropriate until further services are provided. 


Within the boundaries of the East Antioch Specific Plan south of Victory 
Highway, unincorporated properties adjacent to Highway 4 are designated for low 
and medium density housing, service commercial activities at the highway inter- 
change, and open space uses along the P. G. & E. right of way and East Antioch 
Creek. The County plan shows only an industrial classification for this entire 
area. 


Consistency of Plans Within the City 


The County General Plan map designates the majority of the City of Antioch 
residential areas for single family homes at high density (5 to 7 units per net 
acre). This contrasts with the City's proposed density for similar neighbor- 
hoods of “up to six dwelling units per gross acre." The major areas which are 
designated by the City for multiple family housing (over 10 units/acre) are sev- 
eral blocks within the downtown; the 115 acre Garrow parcel bounded by 
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Highway 4, the Southern Pacific railroad track, Somersville Road, and L Street, 
and lands around the County East Shopping Mall off Somersville Road, south of 
Highway 4. These areas have experienced very strong development pressures dur- 
ing the last years (1985-1986), when approvals were granted by the City for the 
construction of approximately 1,000 apartment units. 


The County General Plan does not indicate a multiple family residential 
designation in any of these areas except for a wide ring around the central 
business district. The County plan shows much more commercially designated 
property in the downtown than the City plan, although the County map does not 
recognize the commercial uses along the 18th Street corridor. The major 
inaccuracy of the County plan is in the industrial classification for much of 
the western edge of the City, including all the lands west of Contra Loma 
Boulevard. These areas are designated by the City for single and multiple 
family residences, and commercial activities at the County East Mal]. 


Inconsistencies between the City and County maps also exist along the San 
Joaquin River shoreline. The County General Plan designates a large 300 acre 
marsh owned by U.S. Steel at Antioch Point as General Open Space, while the 
Antioch plan indicates a Heavy Industrial classification. Additionally, the 
County map shows an open space area along the downtown waterfront near the 
Fulton Shipyard property which is twice as large as the proposed open 
space/recreation facility planned by the City. 
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CITY OF BRENTWOOD 


Status of General Plan Elements 


Land Use Element 
Circulation Element 
Master Facilities Element 


Housing Element 


Conservation Open Space Element 
Seismic Safety Element 
Noise Element 


Safety Element 


Redevelopment Plans 


Brentwood Redevelopment Plan 


General Plan Land Use Categories 


Brentwood 


Units/Gross 


Acre 
Ranchette-Estate (maximum of 1) 
Urban Low-Low (maximum of 3) 
Urban Low (upecGNo) 
Urban Moderate (up. to) 12.) 
Urban High (uipy £0 220) 


General Commercial 

Thoroughfare Commercial 
Neighborhood Commercial 
Commercial/Residential 


All adopted in 1983. 


Adopted in 1983. 


All adopted in 1978. 


Adopted in 1982, amended in 1983. 


Contra Costa County 
(East County Area) 


RESIDENTIAL 
Units/Net Units/ 
Acre* Net Acre 
laec5) Single Family: 
(A10y COS co) Low Density (1-3) 
(Ui COs. 5) Medium Density (3-5) 
(up to 14.4) High Density (5-7) 
(up to 24) : 
Multiple Family: 
Low Density (7-12) 
Medium Density (3 = 20) 
Urban Density 
Rural Density 
COMMERCIAL 


Commercial 
Commercial Recreation 


*Assumes 25% of the land for single family homes, and 20% for multiple family 
housing, is used for non-residential uses (roads, etc.). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Brentwood (East County Area) 
OFFICE 
Professional/Administrative Office 
Office/Business 
Office/Residential 
INDUSTRIAL 
Industrial/Commercial | Industry 
Planned Employment Center Light Industry 


PUBLIC AND SEMI-PUBLIC 


Public/Semi-Public Facilities Public and Semi-Public 
School 
OPEN SPACE 
Park/Recreation 
General Open Space 
Open/Space/Greenway Opportunity Recreation 
AGRICULTURE 
Agricultural Conservation Agricultural Preserve 


Agricultural-Residential 
Agriculture-Recreation 
Agricultural Core 
Interim Agriculture 


Discussion of Plans 


The Brentwood General plan adopted in 1983 calls for future development to move 
the City “toward a balanced community, rather than a bedroom community". The 
planning area depicted on the City's General Plan map is a little larger than 
the Sphere of Influence boundaries, stretching from Neroly and Delta Roads on 
he north, west beyond Concord Avenue, east beyond Sellers Avenue, and south to 
Payne Avenue (see Map 1). Policies indicate that the City should encourage the 
creation of more jobs rather than approve more housing units, and that local 
retail opportunities should be expanded to serve residents. Although the plan 
text outlines several innovative methods to accomplish a better jobs/housing 
balance (e.g. requiring developers to attract employment generating businesses 
equivalent to 30% of the new housing units they want to build, and to pay “im- 
pact fees" to mitigate the jobs/housing imbalance), none of these programs have 
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been implemented until recently. A recently approved mixed use project was 
required to build the residential component of the development concurrent with 
non-residential construction. 


The 1983 General Plan emphasizes future residential growth in a northerly and 
westerly direction from the downtown area, with higher housing densities allowed 
around the central retail district to help support downtown activities (see 
Map 1). Residential land use categories range from the very low density 
Ranchette-Estate designation to Urban High Density (up to 20 units per gross 
acre). Most of the developing residential lands are planned for low densities 
(up to 6 units per acre). Lands on the periphery of the City designated fOtiee 
Ranchette-Estate type of development amount to over 1,600 acres; 2,500 acres are 
set aside for Urban Low-Low and Urban Low densities; 6/0 acres are designated 
for Urban Medium homes; and 110 acres are planned for Urban High density 
apartments. 


The Planned Employment Center designation is applied to properties in three 
locations: on either side of the Southern Pacific railroad tracks north of town; 
along Walnut Boulevard in the southern area; and in a large area near Concord 
Avenue on the western edge of the City. The latter planned employment center is 
adjacent to the proposed alignment of the future Highway 4 bypass, running west 
of Oakley and downtown Brentwood. A proposed rapid transit line along route 
Highway 4 and two stations are also shown in the area (see Map 1). 


The General Plan recommends that development be phased in an orderly fashion, 
using Specific Plans prepared for individual areas of the City to accomplish 
this. The General Plan suggests a sequence in which to prepare five Specific 
Plans, beginning with the developing areas north of Brentwood along Highway 4 
and west of Fairview Avenue, followed by three other areas south and east of the 
City. To date no Specific Plans have been adopted, although a plan for a 
350-acre area near Fairview and Balfour Road is being processed. A Joint Plan- 
ning Program area is also depicted on the General Plan map northwest of the 
current City limits, with agricultural serving as an interim use until prepara- 
tion of Specific Plans to guide development. The joint planning of the area 
would be by the cities of Brentwood and Antioch, and Contra Costa County. 


A section of the Land Use Element in the General Plan calls for the creation of 
an East County Ecomonic Development Corridor, consisting of the cities of 
Pittsburg, Antioch, Brentwood and Contra Costa County. The plan suggests that a 
Joint Powers Agreement could be executed as a tool to develop cooperative shar- 
ing of public improvements and tax revenues from a planned employment center 
along the Highway 4 extension corridor. 


In terms of employment development in the Brentwood area, the General Plan 
envisions the three Planned Employment Centers identified on the map to serve 
different uses with different buildout schedules. The employment area north of 
the downtown east of the Southern Pacific railroad tracks is seen as a likely 
candidate for near term development to serve primarily smaller, locally-oriented 
businesses. The employment center south of the City along Walnut Boulevard 
could also be developed in the near term with an emphasis on small] to medium 
sized (10-50 acres) office/industrial parks. The large employment center on the 
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western edge of downtown is a long range plan to serve fairly large companies in 
a campus-like business park setting. This office/industrial area would be de- 
pendent on completion of the Highway 4 realignment around Oakley and Brentwood. 


According to the plan, the ultimate residential holding capacity within the area 
could be approximately 16,600 housing units on 5,100 acres, for an average 
citywide density of 3.3 units per gross acre. Although the General Plan does 
not include any projections of future population, assuming a household size sim- 
jlar to the results of the 1980 census (3.1 persons per home) would yield a 
buildout population of over 51,000 people. That would represent a seven-fold 
increase over the existing population of approximately 7,500. In contrast, the 
Association of Bay Area Governments projects that the Brentwood area population 
will grow to approximately 30,000 by the year 2005, with about 60% of the growth 
occurring after 1995. 


The General Plan text notes that Brentwood is virtually the only city in the 
region that stil] has prime agricultural soils at its borders. The plan created 
an Agricultural Conservation land use designation that is applied to lands on 
the east, west, and south edges of the Planning area. Specific policies cal] 
for development to be focussed on non-prime soils, and for the protection of 
agricultural lands to the south and east of the City. The plan suggests that 
properties outside the City could be annexed to serve as a buffer for agricul- 
tural operations. A “density transfer program" where developers would acquire 
development rights from landowners in the buffer area to be used as density 
bonuses in other areas should be considered, according to the General Plan. In 
addition, the plan recommends that special findings could be required for the 
issuance of use permits in Agricultural Resource areas, and adjacent residences 
should include a “Notice of Agricultural Use" clause in their deeds. 


The Circulation Element of the Brentwood General Plan shows a number of new 
roadways that will serve the future population of the City. The proposed 
facilities include extensions of Sand Creek Road east of Fairview Avenue and 
O'Hara Avenue south to a new Central Avenue, which would connect Dainty Road to 
Sycamore Avenue (see Map 2). The plan also recommends a two and four lane road 
to be constructed as a partial beltway around the southern and eastern portions 
of the City. The planned improvements all assume the completion of the Highway 
4 realignment to the west of Brentwood, taking through traffic out of the 
downtown. 


It should be noted that the Highway 4 realignment is a long range project that 
may not be constructed for 15 to 20 years, while a near term mitigation of traf- 
fic in downtown Brentwood has already been funded by the State Transportation 
Commission. The so-called “Brentwood truck bypass" will re-route highway 
traffic around the City's downtown area, eliminating the need to make several 
turns, which in turn causes vehicle-pedestrian conflicts. The bypass project is 
now scheduled for construction during the 1986-1987 fiscal year. 


The Community Facilities Element of the General Plan discusses sewage treatment, 
water supply and drainage facility needs to serve future growth. The capacity, 
or lack of capacity, of both infrastructure systems are critical for the City of 
Brentwood, since short term growth could easily be constrained by inadequate 
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facilities. Brentwood's municipal sewage treatment plant has a service capacity 
to treat approximately 900,000 gallons of effluent per day (0.9 mgd), which can 
serve approximately 9,000 residents. The plant is now processing about 0.5 mgd, 
and approved development projects have been allocated an additional 0.3 mgd. 
Consequently, no significant new projects can be assured sewer hook-ups without 
further expansion of capacity. 


The City has already collected over $1.5 million in fees and is in the process 
of hiring an engineering consulting firm to design a new plant. The City hopes 
to have additional capacity on line by 1989. General Plan policies state that 
the new plant should be located near the existing treatment facilities (on the 
northerly edge of the City), and that expansion should be planned to occur in 
two or more phases. The plan also includes policies that encourage the 
evaluation of alternative methods of treatment and effluent disposal. 


In terms of water supply, the City was forced to shut down the municipal wells 
that served residents, due to high levels of nitrates that have contaminated the 
ground water system. Brentwood is currently buying water from the East Bay 
Municipal Utility District under an emergency five year contract which expires 
jn 1989. The terms of the contract state that during that time the City jis to 
pursue an alternate water supply, but if the City has found no other source it 
is the intent of EBMUD to renew the contract for another five year period. A 
clause in the contract also gives EBMUD the power to approve or deny any of the 
City's significant zoning changes, modifications of the General Plan, major sub- 
division approvals or annexations which affect the district's obligation under 
the agreement. 


The Community Facilities Element of the 1983 General Plan identifies the need to 
find a permanent water source and states that the control of the water distribu- 
tion system should remain under the City's jurisdiction. Additionally, the plan 
identifies the need for more water storage to meet peak demand and fire fighting 
requirements. The plan states that water storage tanks should be constructed in 
the hills on the west side of the planning area as a first priority. 


The City also faces the need for some major drainage improvements to accommodate 
future growth. The Brentwood planning area is under the jurisdiction of the 
Contra Costa County Flood Control) and Water Conservation District, Drainage 
Areas 30 b, 30 c, and 52 a, b, and c. Three small waterways (Dry Creek, Deer 
Creek, and Sand Creek) are tributaries of the Marsh Creek Channel, which conveys 
storm waters to the Delta. The Marsh Creek Channel is not adequate to accommo- 
date a 100 year flood now, and will require major improvements to serve future 
urban development. On the east side of the City, there are also drainage prob- 
lems in Area 52 c. General Plan policies and implementation measures state that 
all drainage lines shall empty into the Marsh Creek Channel and that the County 
Flood Control District should be encouraged to plan and design a drainage system 
for the western portion of the planning area to be consistent with the City's 
plans. 


The City has adopted a redevelopment plan for the downtown area which calls for 


tax increment property tax revenues to be used for various capital projects, 
including street, curb, and gutter improvements, as wel] as the construction of 
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water lines and street furniture (benches, etc.). The amount of the annual tax 
increment collected in the redevelopment area jis currently quite small, only 
about $45,000. 


In 1983, the downtown redevelopment plan was amended to include an additional 90 
areas of vacant lands on the southern edge of the central business district. 
The properties, east of Highway 4 and the Southern Pacific railroad tracks and 
south of Balfour Road, are designated in the General Plan as one of the Planned 
Employment Centers. 


Discussion of Other Relevant Plans or Ordinances 


A consultant report prepared in 1983, Brentwood Downtown Planning Strategy, 


outlined an action program to revitalize the downtown area using redevelopment 
funds. The report recommended a number of improvements, including the redesign 
of First and Second Streets by providing more pedestrian crosswalks and diagonal 
parking; creating landscaped pedestrian walkways; providing street furniture 
that reinforce the "Old Town" theme of the downtown; identifying and using 
older, historic structures as a unifying theme by encouraging similar facade 
improvements; and developing existing alleyways as smal] pedestrian plazas. 


Consistency of Plans in the Sphere 


The Brentwood Sphere of Influence is a large square-shaped area bounded by 
Neroly and Delta Roads on the north; an irrigation canal near Sellers Avenue on 
the east: the main canal of the East Contra Costa Irrigation District on the 
south; and the western boundary of Section 15, Township 1 North, Range 2 East (a 
line extending south from Sand Creek Road where it turns at a 90 degree angle). 
The Sphere boundary on the north extends well into the Oakley area, as defined 
by the County in the proposed Oakley Area General Plan (April, 1986), and is 
contiguous in the northwest corner with the Antioch Sphere of Influence (see 
Map 3). 


The Sphere area surrounding the City of Brentwood falls under the East County 
Area General Plan, adopted by the County in 1978. In addition, the County is 
currently in the process of updating the Oakley portion of the East County Area 
General Plan. A draft Oakley Area General Plan has been prepared (April, 1986), 
a Draft Environmental Impact Report has been completed (May, 1986), and hearings 
are being conducted before the County Planning Commission at the time of this 
writing. 


The land use designations contained in the Brentwood General Plan differ 
substantially from the existing 1978 County Genera’ Plan in the growth areas to 
the north and west of the City. The County has des’ gnated a large area of prime 
soils northwest of Brentwood as Agricultural Core, with a minimum lot size of 
ten acres (see Map 4). However, the City has planned all of this area for very 
Jow density residential development, either Ranch Estate (a maximum of one unit 
per gross acre) or Urban Low-Low (up to three units per acre). The area desig- 
nated as Ranchette Estates has an average parcel size of 6.4 acres. Urban 
Low-Low homes are also designated by the City in the Sphere area bounded by Lone 
Tree Way, the City limits or Marsh Creek Channel, Sand Creek Road, and Fairview 
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MAP 3. CITY OF BRENTWOOD 
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Avenue (see Map 1). Ranchettes are planned further out from the City, and lands 
near the proposed realignment of Highway 4, where parcel sizes average 25 acres, 
are designated by the City for Agricultural Conservation. 


Proposed roadway improvements recommended in the East County Area General Plan 
include the planned extension of O'Hara Avenue south to a point near the South- 
ern Pacific railroad tracks (see Map 5), while the Brentwood plan indicates a 
longer extension south of Marsh Creek Channel (see Map 2). The County plan does 
not indicate any realignment of Highway 4 to the west of Brentwood. In addi- 
tion, the County has not planned for the extension of Lone Tree Way between 
Highway 4 and Sellers Avenue, while the City has. 


Immediately north of the City limits, the Brentwood General Plan designates 
Thoroughfare Commercial uses along the western frontage of Highway 4, which is 
consistent with the County plan. West and north of the commercial frontage the 
County plan shows Interim Agriculture-Single Family Residential, a designation 
developed for the Oakley area from Laurel Road to a point below Lone Tree Way 
(see Map 4). These lands are set aside as a “secondary growth area" which is 
not to be urbanized until after 1990 when the area north of Laurel Road has been 
largely developed and adequate utility lines are available to efficiently serve 
the land south of Laurel. A narrow band of acreage south of Lone Tree Way 
planned by the County as Agriculture-Residential separates the Interim 
Agriculture Oakley area from the Agricultural Core northwest of Brentwood. 


These same areas are planned by the City for Ranchette Estate residential 
development adjacent to Neroly Road and O'Hara Avenue. Along Highway 4 north of 
the City limits at Lone Tree Way both plans show a small amount of commercial 
activity. On either side of Highway 4 south of Delta Road the Brentwood plan 
indicates Urban Low density homes (up to six units per gross acre), while the 
County plan designates the land in the Interim Agriculture category. 


It should be noted that the proposed Oakley amendment to the East County Area 
General Plan currently pending would remove the Interim Agriculture designation 
and, if it is approved, would bring the County and City plans into closer com- 
pliance. The pending Oakley plan would allow residential development of varying 
densities between Laurel Road and the Brentwood City limits (see Map 6). Most 
of the lands in the northern Sphere area would be designated for either 
ranchettes (one acre minimum lot size) or low density suburban homes (one to 
five units per acre). Near the intersection of Delta Road and Highway 4, the 
proposed plan allows commercial or office uses, which is more consistent with 
the Brentwood plan than the existing County map. 


In the western Sphere of Influence area the City shows a portion of a Planned 
Employment Center on unincorporated lands near Concord Avenue. The East County 
Area General Plan designates these properties for Agriculture-Residential, which 
allows a maximum of one house per five acres. The County also indicates two 
Public and Semi-Public properties south of Balfour Road, which have been deeded 
to the Contra Costa County Flood Control District. 
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Alternative Project Area 


In the Sphere of Influence area to the south of Brentwood, the County and City 
plans are not consistent. The City has designated a Planned Employment Center 
south of Balfour Road, while the County includes the lands in the Agricultural 
Core. The City's agricultural zone begins south of the East Contra Costa 
Irrigation District main canal, outside the sphere boundary. Likewise, to the 
east Brentwood has planned low density residential uses beyond the current City 
limits, while the County's Agricultural Core designation begins at the City 
boundary. 


Consistency of Plans Within the City 


The East County Area General Plan designates lands within the City of Brentwood 
according to the City's previously adopted 1978 General Plan. The previous city 
plan included only three basic residential categories: Urban Service (densities 
from 5.5 to 20 housing units per acre); Urban Support (1.5 to 6 units per acre); 
and Sub-Urban (0.5 to 4.5 units per acre). 


Within the boundary of the 1978 City limits, the County plan generalizes these 
three categories into either Urban Density or Rural Density. For areas that 
were just outside of the City in 1978, but which have largely been annexed into 
Brentwood since then, the County plan indicates high density single family hous- 
ing in the northern section of the City, and either low or medium density single 
family homes on the western side. The County's land use categories are general- 
ly reflective of the City's updated plan, although the proposed densities of the 
housing is not an exact match. The County General Plan does not take into 
account the Planned Employment Centers on the west and south sides of town. 
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IV. NORTH CENTRAL COUNTY CITIES 


Martinez 
Concord 
Clayton 
Pleasant Hil] 
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SUMMARY 


The north central portion of Contra Costa County includes the four cities along 
the 1-680 corridor (Martinez, Concord, Pleasant Hill, and Walnut Creek), as wel} 
as the tiny municipality of Clayton. Separate unincorporated communities in the 
region are the Alhambra Valley, Vine Hill, Pacheco, Clyde, Reliez Valley, and 
the developing area around the Pleasant Hill BART station. 


This section of the County has attracted national attention, as has the San 
Ramon Valley and Pleasanton in Alameda County, because of the amount of new 
office construction. Downtown Walnut Creek and Concord have seen the 
construction of approximately two dozen major new office buildings, totally over 
5 million square feet of space. The Association of Bay Area Governments (ABAG) 
expects that the northern 1-680 corridor will be one of the fastest growing 
employment centers in the region during the late 1980's, adding 21,000 new jobs 
between 1985 and 1990. Accompanying the commercial development has been a 
Steady amount of new housing that has been constructed in the area. However, 
both commercial and residential construction activity is projected to slow 
considerably in the 1990's as little developable land remains vacant. 


There are some notable differences between the adopted County and City's General 
Plans for this area, although none of the inconsistencies can be considered 
major. In the unincorporated areas of Saranap and around the Pleasant Hill BART 
station, the County plan has been recently amended to allow some limited 
redevelopment of single family parcels to high density housing, and the City 
plans continue to show the lower densities. Conversely, in an unincorporated 
portion of the John Muir Parkway Specific Plan area, the City of Martinez has 
proposed multiple family residences, while the County plan designates lower 
densities. Also in the Martinez area, the County General Plan differs from the 
City map along Pacheco Boulevard in the Alhambra Valley. There are some minor 
inconsistencies in the North Concord area and the County map fails to recognize 
the development that Concord has planned for the old sand quarry site on Ygnacio 
Valley Road. 


As in other parts of Contra Costa, the most glaring differences between the 
County and municipal plans are not in the Sphere of Influence areas, but within 
the City limits. Because many portions of the County General Plan have not been 
revised since 1963, the County's land use designations of residential densities 
and locations of commercial and industrial uses in some cities are woefully out 
of date. This is especially evident in Pleasant Hill, Martinez, Concord, and in 
downtown Walnut Creek. 
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CITY OF MARTINEZ 


Status of General Plan Elements 


Land Use Element Adopted in 1973. 
Circulation Element Adopted in 1973. 
Scenic Roadways Element Adopted in 1972. 
Open Space and Conservation Element Adopted in 1972. 
Safety and Seismic Safety Elements Adopted in 1972. 
Parks and Recreation Element Adopted in 1973. 
Government Jurisdiction Element Adopted in 1973. 
Noise Element Adopted in 1985. 
Housing Element Adopted in 1985. 
Central Martinez Specific Area Plan Adopted in 1973. 
Hidden Lakes Specific Area Plan Adopted in 1971. 
Alhambra Hills Specific Area Plan Adopted in 1973, updated plan draft 
pending. 

John Muir Parkway Specific Adopted in 1978, updated plan 

Area Plan adopted in 1985. 
Franklin Hills Specific Area Plan Draft plan pending. 
Redevelopment Plans 
(none) 
General Plan Land Use Categories 

Contra Costa County 
Martinez (Martinez Area) 
RESIDENTIAL . 
Units/ Units/ Units/ 
Gross Acre Net Acre* Net Acre 

Open Space/Conservation (O=1 mor Ses Single Family: 

Use Lands (0-2) <== Very Low Density (0-1) 
Slope Density — -s=-+= ---- Low Density (1-3) 
(1973 General Plan (0-6) (0-7 .5) Medium Density. (3-5) 

Categories) (6-12) Cie b= tare) High Density (5-7) 

Ci2e) (14.4+) 

(Specific Area General (0-6) (0-7.5) Multiple Family: 

Plan Categories) (7-12) (8.4-14.4) Low Density fade daze) 

(13-18) (15 -6521.,.69) Medium Density Gl2a21) 
(19-25) (22.8-30.0) High Density (21-29) 

(Central Mtz. Categories) 

Category 1 (6,000 sq ft site min.) 

Category 2 (3,500 sq ft site area min.) 

Category 3 (3,000 sq ft site area min.) 

Category 4 (1,500 sq ft site area min.) 


* Assumes 25% of the land for single family homes, and 20% for multiple family 
housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Martinez (Martinez Area) 
COMMERCIAL 
Retail and Services Commercial 
Commercial Commercial Service 


Mixed Use (central Martinez only) 


OFFICE 
Professional and Administrative Office 
Office Limited Office 
INDUSTRY 
Industrial Industry 
Light Industrial Research Light Industry 


and Development 
PUBLIC RELATED 


Schoo] Public and Semi-Public 


Public Facilities/Institutions 

OPEN SPACE 
Parks and Recreation General Open Space 
Public Permanent Open Space Parks and Recreation 
Open Space/Conservation Use Land 
Open Space 
Buffer 

AGRICULTURE 


Agriculture Preserve 


Discussion of Plans 


The Martinez General Plan consists of several major elements that were adopted 
in the early 1970's (Land Use, Circulation, Open Space, Safety), and that have 
not been updated since then. The City has instead concentrated its long range 
planning efforts on preparing (and updating) “specific area plans" for develop- 
ing parts of Martinez. These plans were not originally prepared as Specific 
Plans, as defined under State planning laws, but rather are more detailed area 
plans which were adopted as part of the City's General Plan. 


The Martinez General Plan includes four residential categories with relatively 
broad density ranges. Much of the housing outside of the more dense downtown 
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waterfront area is designated for zero to six units per acre (see Map ee an 
large industrial zone in the northeastern section of the planning area repre- 
sents the large Shell Oi] refinery and adjacent Stauffer Chemical plant. In 
other parts of the City, the 1973 map has not been updated to show more recently 
adopted specific area plans. 


The Central Martinez General Plan, also adopted inl1973, delineates land uses in 
the downtown area, as well as along the Alhambra Avenue corridor (see Map Cs 
The central business district is bordered by a mixed use category which allows 
housing, commercial, and office uses. “Group 3" and "Group 4" multiple family 
housing is designated for the neighborhods around the downtown and east of 
Alhambra Avenue near the Highway 4 freeway interchange. Although the Central 
Martinez General Plan has not been formally amended since 1973, a citizens 
committee formed by the City Council issued a Central Martinez Study with 
recommended policy changes in 1983. A revised central Martinez plan is to be 
prepared sometime in the near future. 


Two specific area plans are now pending approval before the City: a major 
revision of the Alhambra Hills Plan and the proposed Franklin Hills Specific 
Area Plan. Both of these areas of the City are characterized by very hilly, 
unstable terrain, and the plans seek to define what infrastructure will be 
required to support a modest amount of residential development. The Franklin 
Hills are located west of the downtown waterfront area; the Alhambra Hills are 
located between the Alhambra Valley (unincorporated) and Alhambra Avenue in the 
southern portion of the City (see Map 4 in the "Consistency of Plans in the 
Sphere" Section). It is anticipated that approximately 300 to 750 homes could 
be constructed in the Alhambra Hills area over the next fifteen years, while 
between 25 and 350 homes could be built in the Franklin Hills. 


Much of the recent development that has occurred within Martinez has been along 
the Highway 4 (John Muir Parkway) corridor in the western and southern area of 
the City (see Map 3). The John Muir Parkway Specific Area Plan, originally 
adopted in 1978, called for development of approximately 2,800 single and multi- 
ple family homes and 2.5 million square feet of job-generating uses (commercial 
and industrial). The plan contains four residential categories: Low Density (0 
to 6 units per acre); Medium Density (7 to 12 units or 13 to 18 units per acre); 
and High Density (19 to 25 units per acre). 


A recent update to the plan adopted in 1985 increases the density of some vacant 
residential properties to allow 1,000 more multiple family units and changes 
some commercial/industrial designations to allow more office/R&D development and 
less light industrial and service commercial uses. The changes in land use des- 
ignations mean that over the next fifteen years projected employment ir the area 
js expected to increase from 8,800 to 9,700 jobs. Residential and em)loyment 
growth in the Muir Parkway area, which includes some unincorporated Jands along 
Pacheco Boulevard, is expected to account for 60% of all housing units and jobs 
that are added in the City between now and the year 2000. 


In addition to a maximum of 750 new homes in the Alhambra Hills, 350 new houses 


in the Franklin Hills, and 3,800 units that could be constructed in the John 
Muir Parkway area, recent estimates by City planning staff anticipate the 
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INSTITUTIONS 


PROFESSIONAL AND ADMINISTRATIVE 
PARKS AND RECREATION 


12 AND OVER UNITS/GROSS ACRE 


Q 
=< 
<q 
peat 
WW 
7, 
x > 
Nz 
z OQ 
ud 
a 
° & 
aa 
“wu = 
> O° 
a O 
s. 
= ul 
w 2 
<q 
oOo a 
gy % 
ty 4 
ae 
fae) 


SLOPE DENSITY ORDINANCE 
6-12 UNITS/GROSS ACRE 
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addition of another 750 housing units during the next fifteen years in the 
central downtown area of the City, as well as 575 homes south of Highway 4. 


Discussion of Other Relevant Plans or Ordinances 


The Martinez Waterfront Planning Agency, consisting of the City and the East Bay 
Regional Park District, has jointly developed the Martinez waterfront as a major 
regional shoreline park. A land use, recreation, and conservation plan for the 
waterfront was adopted by the City in 1975, although the waterfront plan was 
never amended into the General Plan. The Land Use map in the General] Plan con- 
tinues to show the western portion of the waterfront as a Special Study Area and 
the eastern side as Public Permanent Open Space. 


Portions of the Martinez waterfront park are owned and maintained by the City 
(the marina and playing fields), while the majority of the acreage is adminis- 
tered by the East Bay Regional Park District. Most of the planned development 
of the facility has been completed. The City owns approximately 15 acres of 
vacant land near the marina which may be developed in commercial uses (a bait 
shop and another restaurant complex) in the near future. 


Consistency of Plans in the Sphere 


The Martinez Sphere of Influence extends into large areas of unincorporated 
lands on two sides of the City (see Map 4). To the southwest, the City Sphere 
extends into the Alhambra Valley, which the City's General Plan Land Use Element 
designates for either low density residential use along the northern portion of 
Alhambra Valley Road (0 to 6 units per gross acre) or Open Space/Conservation 
Use Land with a 40,000 square foot minimum lot size (see Map 1). 


The Alhambra Valley has been the source of discussion between the County and 
City in the past because the County General Plan allows more low density resi- 
dential development there than the City plan does. A very active homeowners 
association in the valley has sought to maintain the rural environment of the 
area, while owners of hillside ranches have objected to the placing of their 
properties in Open Space General Plan categories. Responding to development 
pressures in the area, the Greater Alhambra Valley Area General Plan Amendment 
was prepared and adopted by the County in 1982. 


The Alhambra Valley amendment redesignated all open space lands in the area to 
as either Agricultural Preserve or the new Agricultural Lands category (see 
Map 5). Additionally, the plan amendment changed the allowed residential 
density along the rural porticn of Alhambra Valley Road from low density (1 to 3 
units per net acre) to very low estate-type density (no more than one unit per 
acre). 


Recent low density residential projects which have been approved by the County 


in the Alhambra Valley area (the Stonehurst, Deadhorse, and Saddlehorn Ranch 
projects) have raised concerns by the City in regard to water service, 
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drainage/flood control, and traffic issues. Improvements on or off the project 
Sites to control possible flooding along Alhambra Creek are of particular con- 
cern tothe City, since the most impacted portion of the creek is jin downtown 
Martinez. A Specific Plan for the Alhambra Valley is to be prepared as part of 
the County's Comprehensive General Plan Review program. 


To the east of Martinez, the unincorporated Pacheco Boulevard-Vine Hill area is 
included in the City's Sphere of Influence, as well as all of the lands bounded 
roughly by 1-680, the Pacheco Slough and Walnut Creek Channel, and Highway 4. 
In the east end of the John Muir Parkway area (Vine Hill), the City has been 
Systematically annexing properties near Milano Way, where a large Citation Homes 
Subdivision is currently under construction. 


The John Muir Parkway Specific Area Plan contains only four residential 
categories, while the County General Plan contains six residential designations. 
In some areas, the City plan designates higher densities than the County plan 
(e.g. the unincorporated properties west of Milano Way and the City properties 
east of Morello Avenue). The County General Plan does not reflect the higher 
densities allowed under the Muir Parkway Plan within the City, or the higher 
densities that are recommended by the City along unincorporated Milano Way (see 
Map 4). 


There are also some unincorporated parcels within the Parkway Area which have 
been designated by the City for campus-style research and development uses, as 
Opposed to the less restrictive light industrial category used in the County 
plan (e.g. along Howe Road near the ATSF railroad tracks and on Pacheco Boule- 
vard). The biggest discrepancy between the two plans exists for the properties 
between Pacheco Boulevard and I-680, near the ATSF tracks. The newly revised 
Muir Parkway plan calls for a large area devoted to R&D uses along Pacheco Boul- 
evard, with commercial (retail services) south of the Contra Costa Canal. The 
1982 County General Plan Amendment designates the properties for primarily resi- 
dential uses north of the canal and retail or commercial service uses south of 
aes 


In the Sphere area east of I-680, the 1973 Martinez Land Use map indicates Open 
Space/Conservation Use Land, while the County plan shows industry and general 
open space. A recent request before the City to allow a large light industrial 
park off Waterbird Way was denied. The City has prezoned all of the 
unincorporated lands south of Waterfront Road as Environmental Conservation 
District - Light and Heavy Industrial. The Open Space Element of the City's 
General Plan, however, states that "recreation and limited industrial 
development compatible with the wetland habitat and other natural conditions 
present are appropriate uses." 


Consistency of Plans Within the City 


Several inconsistencies exist between the City and the County's General Plan 
land use maps for Central Martinez. In particular, the large open space areas 
in the Hidden Lakes subdivisions south of Route 4 are not shown on the County 
map; an industrial designation is shown on the County map along the Southern 
Pacific tracks in downtown Martinez; and the Martinez waterfront jis not 
designated as a park/recreation facility by the County. 
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Status of General Plan Elements 


Land Use Element 

Transportation Element 

Open Space Element 

Conservation Element 

Parks and Recreation Element 

Geologic (Seismic) Hazards 
and Public Safety Element 

Scenic Routes 


Noise Element 


Newhall Ranch Area Plan 

Clayton Road Specific Plan 
School District Specific Plan 
North Todos Santos Specific Plan 


CITY OF CONCORD 


Adopted 
Adopted 
Adopted 
Adopted 
Adopted 
Adopted 


Adopted 
Adopted 
Adopted 
Adopted 


Adopted 
Adopted 


(Three other older specific plans adopted) 


Redevelopment Plans 


Central Concord Redevelopment Plan 


General Plan Land Use Categories 


Concord 
Units/ 
Gross Acre 
Very Low Density (0-4) 
Low Density (4-8) 
Medium Density (8-24) 
High Density (over 24) 


* Assumes 25% of the land for single family homes, and 20% for multiple family 


Adopted 


RESIDENTIAL 


Units/ 
Net Acre* 


in 
in 
in 
in 
in 
in 


1982, amended in 1984. 
1982. 
EOyss 
OT Se 
1985. 
1976. 


Melo 73e 


in 1976. 
1976. 
1980. 
1985. 
1986. 


in 
in 
in 
in 


in 1974, as amended. 


Contra Costa County 
(Concord Area) 


Units/ 
Net Acre 
Single Family: 
Very Low Density ( 
Low Density ( 
Medium Density ( 
High Density ( 


Multiple Family: 


Very Low Density 
Low Density 
Medium Density 
High Density 


housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 


Contra Costa County 


Concord (Concord Area) 
COMMERCIAL 
Major Business Area Commercial 
Minor Business Areas Airport Commercial 


Core - Downtown 
Core - West Concord 


OFEICE 


Employment - Office Office 


INDUSTRIAL 


Employment - Industry Industry 
Light Industry 


PUBLIC RELATED 
Public and Semi-Public 
OPEN SPACE 
Parks-Open Space General Open Space 
Naval Weapons Station Parks and Recreation 
AGRICULTURAL 


Agricultural Preserve 


Discussion of Plans 


The planning area for the City of Concord covers a large area bounded by the 
City of Pleasant Hill and the Walnut Creek channel on the west, the City of 
Walnut Creek on the south, the City of Clayton and the limits of the U.S. Naval 
Weapons Station on the east, and Suisun Bay on the north. The Gereral Plan map 
includes all of the properties owned by the U.S. Navy, as well as the small 
unincorporated community of Clyde. 


The Land Use Element of the Concord General Plan specifies four residential land 


use categories: Very Low Density (0 to 4 units per gross acre); Low Density (4 
to 8 units per acre), Medium Density (8 to 24 units per acre), and High Density 
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(over 24 units per acre). In addition, a residential category called Medium 
Density Thru Density Transfer is included on the General Plan map. The latter 
designation has been applied to a developed multiple family project along Kirker 
Pass Road and in the Turtle Creek neighborhood east of Treat Lane. 


The majority of neighborhoods in Concord are planned for Low Density 
development, with Very Low Density homes designated on the lower hillsides of 
Lime Ridge, on a portion of the former Newhall Ranch property south of Pine 
Hollow Road, and in the Ayers Road-Myrtle Drive neighborhood between Bailey and 
Kirker Pass Road (see Map 1). Medium Density apartments or townhouses (8-24 
units per acre) are specified along Clayton Road, near major intersections, 
(Treat/Oak Grove, Treat/Cowell, etc.), and on the Newhall parcels north and 
south of Ygnacio Valley Road. 


Areas of the City which have been planned as High Density housing include a 
large swath along Monument Boulevard and south of Clayton Road on the edge of 
the downtown. The City has also recently adopted a Specific Plan for the 15 
block North Todos Santos neighborhood, located north of Concord Avenue near Mt. 
Diablo Hospital. The plan allows high density residential development (up to 43 
units per acre) for large, aggregated sites. A proposal to permit even higher 
densities (up to 100 units per acre) in the area in order to provide housing for 
downtown office workers, was not adopted. Apartment densities within the 
downtown redevelopment area, however, allow construction of up to 100 units per 
acre, with even greater densities permitted for senior citizens projects (see 
discussion of the redevelopment plan below). 


The Land Use Element text notes that the density ranges for housing in the City 
does not entitle a property owner to the maximum number of units. Consideration 
must also be given to specific site characteristics and capabilities, proximate 
land uses and zoning, as well as areawide impacts and capacities. The text 
states that projects with densities in excess of the maximum prescribed by the 
General Plan area not allowed, except in cases where density bonuses authorized 
by the Housing Element are applied or where housing is calculated using a floor 
area ratio (FAR) measurement. 


The General Plan notes that residential growth in Concord has slowed down 
considerably in recent years as the City matures into the largest community in 
the county. The greatest surge of housing development occurred during the 
1960's, when the population of Concord more than doubled from 36,200 to 85,400. 
The Association of Bay Area Governments estimates that the current population of 
Concord and its surrounding Sphere of Influence is approximately 107,400, 
although the City believes this estimate is low. ABAG projects future growth in 
the area of only another 7,500 residents over the next twenty years. 


The three major areas of the City where recent development has occurred, or 
could occur in the future, include lands along Kirker Pass Road; and Pine Hollow 
Road; portions of the downtown redevelopment district; and the Newhall) 
properties on either side of Ygnacio Valley Road and near Pine Hollow Road. 
Seeno Construction Company is completing a 300 unit subdivision on Pine Hollow 
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MAP 1 


CONCORD GENERAL PLAN 


LEGEND ved See 


RESIDENTIAL SERVICE AND EMPLOYMENT eae EInES! 
Very Low Density Major Business Areas Hotes, 


1. The General Pian Map |s compiled 


; | {rom a 2000 Scale U.S.G.S. Quad Map 


Road and General Plan Contigurations 


a are approximate. 

Medium Density Thru Density Transfer Core-Downtown 2. Selected apes et the city are also 

- covered by specitic area plans which 
Medium Density Residential Core-West Concord ant land ascend pole In more 
: ¥ all; reter Pler 1.5 Specific 
High Density Residential Be et aulice iMactehe Conrsl eaaone ee 
Employment- ndustry Ment Plan, as amended, for additional 

OPEN SPACE 


development policies. 


Parks-Open Space 
Naval Weapons Station 


ADOPTED DY CiiY COUNCIL JULY 26, 1982 


Road and is also in the process of annexing land across from the Concord 
Pavilion on Kirker Pass Road in order to build 108 single family homes. 


The City has recently approved several large senior citizen apartment and 
condominium complexes in the downtown, with some units made affordable to low 
and moderate income renters and buyers through subsidies from the City's 
Redevelopment Agency. The projects include the Broadway Apartments (72 units), 
an 89 unit complex next door at California and Broadway, a 96 unit building 
(Plaza Towers), and the Civic Plaza condominiums (228 units) adjacent to the 
BART station. In addition, Castle Construction Company is negotiating with the 
City to build a 501 unit multiple family complex on the edge of the downtown at 
Clayton Road and The Alameda. 


A Specific Plan has been prepared recently by the City to guide redevelopment of 
the nine acre former Elementary School site east of the downtown, which is now 
in use as a continuation high school. The plan anticipates development of the 
site for high density housing (36 units per acre), which would yield approxi- 
mately 235 to 300 units depending on the amount of supporting commercial uses. 


The Newhall properties north and south of Ygnacio Valley Road between Cowell 
Road and Alberta Way will be developed according to the policies contained in 
the Newhall Ranch Area Plan, adopted in 1976, and amended since then. The 
properties include a large natural area astride Lime Ridge which will not be 
developed, but will be preserved as open space between Concord and Walnut Creek. 
A 380 acre parcel was purchased by the State in 1969 to reserve land in Contra 
Costa County for a future four year college campus (see Map 2). The Pine Hollow 
portion of the ranch is now being developed in single family homes by Seeno, as 
discussed previously. 


To the west and south of the state college site, several hundred housing units 
and commercial uses could be constructed on the old sand quarry property and on 
the southern parcels, according to the land use policies set forth in the area 
plan. The sand quarry area along Ygnacio Valley Road is one of two portions of 
the Newhall Ranch which is still under County jurisdiction. The Newhall] Ranch 
Area Plan stated that the sand quarry site could be developed with a maximum of 
360 housing units and 32 acres of commercial uses prior to 1983, while the 
southern sub-area was not to be developed until after that date. There have 
been no specific application approved by the City for the sand quarry area. 
Portions of the southeast sub-area of the Newhall lands are still under an 
active Williamson Act contract. Some of the property is unincorporated and has 
not been placed within Concord's Sphere of Influence, although it is within the 
City's planning area. 


North of Ygnacio Valley Road, the Cowell Road sub-area ot the ranch has been 
developed in single family homes. The northeastern study area, located between 
the Turtle Creek subdivision and Galindo Creek around the Live Oak Cemetery, was 
originally planned for office uses, but the land use designation was later 
amended to allow medium density residences. A use permit and tentative map have 
been approved for the “Live Oak" subdivision, and staff is now reviewing revised 
plans to build 230 homes. 
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In terms of commercial development, recent office and retail construction has 
been largely confined to the Central Concord Redevelopment area (see Map 3). 
The 1982 General Plan projected commercial growth through 1995 in the City of 
approximately 5.4 million square feet of office and 2.7 million square feet of 
retail stores. Since 1982, however, over 2 million square feet of offices have 
been constructed, with another 2 million square feet planned or approved. 


The largest office complex is the 15 acre Bank of America Technology Center (1.1 
million square feet), which will house the bank's data processing operations 
when completed. Other large office buildings that have been completed or are 
under construction include the Tishman-Wirth One Concord Centre (728,000 square 
feet), the WCN Concord Office Plaza (600,000 square feet), the Reynolds and 
Brown Airport Plaza complex (530,000 square feet), the Chevron USA credit card 
processing center (382,000 square feet), and Bedford's One and Two Corporate 
Centre (317,000 square feet). Recent office and residential projects are shown 
on Map 3. 


The Central Concord Redevelopment project was originally adopted in 1976 and has 
been most recently amended in 1985. The recently adopted urban design 
guidelines for the downtown portion of the large redevelopment district call for 
an additional 4 million square feet of office space (including the Bank of 
America complex) in the immediate downtown area, with another 1 million square 
feet of office permitted along Willow Pass Road (see Map 4). 


The plan allows 15 story or 200 foot buildings near the BART station and along 
Willow Pass and Clayton Roads, tapering down to 55 feet, or four stories, near 
Todos Santos Plaza. An additionally 200,000 square feet of retail stores are 
planned in the downtown, as well as two or three hotels and a range of 2,000 to 
5,000 multiple family housing units. The plan specifically aims to create a 
close knit pedestrian environment of arcades, light-colored tall buildings, 
boutiques and restaurants at street level, and public art. The guidelines have 
been codified in the City's zoning ordinance but were not amended into the 
General Plan. 


The Concord redevelopment area also includes a substantial amount of land west 
of the downtown on either side of Highway 242 and along 1-680. The General Plan 
designates properties between I-680 and the Walnut Creek channel as Core-West 
Concord, a service and employment land use category (see Map 1). The existing 
Sun Valley Shopping Center west of the. 1-680 freeway is also included in this 
category. Numerous office and light industrial park projects have been approved 
by the City in the area south of the Buchanan Field airport. In contrast, the 
lands east of the Walnut Creek Channel on either side of Concord Avenue have 
been planned for Employment-Industry, with warehousing and light industrial uses 
allowed. 


The Concord General Plan also designates industrial areas around the Systron 
Donner research and development complex and along Detroit Avenue and Shary 
Circle. The largest areas designated for industrial uses, however, are located 
north of Highway 4 between the Port Chicago Highway and Solano Way. The text of 
the plan notes that this huge area, much of which is unincorporated, consists of 
long-established heavy industries (Tosco 011, Monsanto Chemical ) 
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SUN VALLEY 


SHOPPING CENTER 


. Concord Hilten Hotel, 300 rooms, 


15,000 square feet conference facili- 
ties. Complete. 


. WCN/Red Lion Hotel, 400 rooms, 


25,000 square feet conference facili- 
ties. Start date: Fall 1986. 


. Bedford Associates Office Building + 1 


127,000 square feet. Complete. 
Office Building +2, 202,000 square 
feet. Est. completion March 1987 


_ Reynolds & Brown Airport Plaza, 


355,000 square feet. Complete. 


. Chevron accounting center, 634,220 


square feet. Complete. 
Clayton Road - 242 Offramp. Com- 
plete. 
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Pee 


MAP 3 


City Entryway, a landscape and 
public art project. Start date: Fall 
1986. 


. V.R.G. Office Project,115,000 square 


feet. Start date: Fall 1986. 


. Crocker Bank & Emil Villa's, 17,000 


square feet. Complete. 
Seeno Gateway Towers, 635,300 
square feet. Phase | complete. Phase 
I] under construction. 


. WCN's Concord Plaza Offices, 190,848 


square feet. Under construction. 
Estimated completion Summer 1986. 
Retail, hotel, office and residential 
site: 3.48 acres. 

Bank of America, Concord Main 


. 5.5 acre office site. 


So ae ee ns 


HIGH =SCHOOL 


Branch, 50,000 square feet. Complete. 


. Bank of America Technology Center, 


1,100,000 square feet, 2500-space 
parking garage. Fully complete and 
occupied: March 1987. 

No projected 
Start date. 


. Tishman Office Centre office project, 


728 000 square feet. Phase | 364,000 
square feet under construction; esti- 
mated completion Spring 1987. 


. Salvio Pacheco Square 120,000 square 


feet retail and offices. 
1983. 


Completed 


. Park Terrace Apartments, 45 units. 


Under construction, Projected com- 
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RECENT DEVELOPMENT PROJECTS IN THE DOWNTOWN CONCORD AREA 


pletion Fall 1987. 


. Redevelopment Agency public garage. 


512 spaces. Complete. 


. Broadway condominiums. 72 units. 


Under Construction. 
completion Fall 1987. 


Projected 


. Broadway Plaza condominiums, 87 


units, complete. 


. Site for approximately 650 residential 


units. Start date unknown. 


. Perma-Bilt condominiums, 376 units. 


Projected start date Phase I: Fall 1986 


. Plaza Towers Senior Citizens Housing, 


96 units. Under construction. Esti- 
mated completion Summer 1987. 
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1.43 acre site for approximately 
145 residential units. 

Galaxy Associates office building. 
Phase | building, 80,000 square feet, 
complete. Phase II building, 95,000 
square feet, estimated completion 
date: April 1987. 

22.76 acre site for mixed-use devel- 
opment. 

Maltby McKinnon House, 21,262 
square feet offices. Start 2,262 square 
foot house rehabilitation. Spring 1986 
Downtown Gateway, a landscape and 
public art project. Start date: Fall 
1988. 
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MAP 4 1B v 3 
CITY OF C\NCORD DOWNTOWN AREA PLAN COMMERCIAL 
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SCALE: 1"=1000' OPEN SPACE 


on Solano Way, as well as developing light industrial parks in the vicinity of 
Bates Avenue. The northernmost industrial lands closest to Suisun Bay are off 
limits to development, in order to preserve existing marshlands. 


The Bates Avenue area is specifically set aside for heavy manufacturing opera- 
tions which would be incompatible land uses in other sections of the City. 
Concord has recently annexed 225 acres near Bates Avenue as the area has been 
subdivided into light industrial sites. As a result of strong developer pres- 
sure in Central Contra Costa County to locate lands for offices and R & D 
activities, very few areas with vacant land suitable for large warehousing, dis- 
tribution, and light industrial operations remain. Bates Avenue and vicinity 
will serve to fill the demand for these uses in the near term future. 


The Concord General Plan includes a special open space designation for the Naval 
Weapons Station, which borders the City on the east side. There are no specific 
policies found in the plan pertaining to the U.S. Navy lands. 


Discussion of Other Relevant Plans or Ordinances 


Concord has several relevant ordinances that directly affect development in the 
City. As noted above, the recently adopted downtown guidelines add new devel- 
opment standards to office, residential and other projects proposed in the 
booming Central Redevelopment district. The City Council has also adopted an 
innovative ordinance that requires all commercial developers in the redevelop- 
ment area to pay a fee equal to one half of one percent of a project's value to 
go toward the purchase of public art. Downtown developers also must pay a 
Similar assessment to support child care programs for their employees. 


The most comprehensive exactions that apply to all developers within the city, 
however, deal with the traffic impacts generated by new residential and com- 
mercial growth. Concord's off-site street improvement fees are assessed against 
all development projects at a rate of $4.55 per square foot of retail space, 
$3.55 for office space, and $3.00 for industrial square footage, and $835 to 
$980 for each new home. The fees, adopted in 1985, are used to fund a $43 
million program of road widenings, new intersection and one-way street 
construction necessary to serve recent development largely located in the 
downtown. 


In addition, the City has recently adopted a Transportation Systems Management 
(TSM) program. The ordinance requires all large projects to prepare and submit 
TSM plans to the City for approval. The plans must include specific programs 
that encourage employees to commute in other than single occupant vehicles. 
Typically, developers will be required to institute flex-time arrangements and 
to fund transit and ride-sharing services. The success of each building's TSM 
program is evaluated by the City on an annual basis. If a project fails to 
reduce its peak hour commute trips by an acceptable amount, the City may require 
a new traffic study and the payment of additional off-site improvement road 
fees. 


As in the case of several other Contra Costa County cities, Concord has adopted 
an ordinance that regulates residential development on hillsides. The Hillside 
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Development code stipulates the maximum number of housing units that can be 
constructed'on a given slope. The ordinance also requires the preparation of an 
erosion control plan for development on slopes exceeding fifteen percent. 


Consistency of Plans in the Sphere 


The Sphere of Influence boundaries adopted for Concord extend from the shores of 
Suisun Bay on the north, to the Walnut Creek Channel and Pleasant Hill City 
limits on the west and to the Walnut Creek corporate limits on the south. On 
the east side, the Sphere boundary follows the Clayton City line, is contiguous 
with the existing Concord City line along the perimeter of the Naval Weapons 
Station property, and extends to the Contra Costa Canal (see Map 5). The very 
Jarge Sphere of Influence area adopted for the City includes extensive 
unincorporated lands on the north, as well as the County airport (Buchanan 
Field) and the community of Clyde. 


There are few inconsistencies between the City and County General Plans in the 
Sphere of Influence area. Although the Buchanan Field airport is within Con- 
cord's Sphere, the City General Plan map does not indicate any designation. The 
text of the Land Use element does include a discussion of policies that should 
guide development within the airport's planning area. The policies limit 
building heights, as well as prohibit certain uses (reflective windows, specific 
types of lights, large concentrations of people) in the “safety” and "clear" 
zones adopted by the County's Airport Land Use Commission. 


North of Highway 4 there are some differences in the location of open space 
marshlands on the City and County maps. The County shows a more extensive in- 
dustrial area on the Tosco lands west of Hastings Slough than the City (see 
Map 6). While the Concord plan designates all Navy property within and outside 
the City limits in a special Open Space category, the County shows the inland 
Navy station within the City limits as General Open Space and the coastal Navy 
property along Suisun Bay as Public and Semi-Public. 


The unincorporated community of Clyde is designated by the County for high 
density and medium density single family homes (3 to 7 units per net acre), 
which is consistent with the Concord designation of Low Density Residential (4 
to 8 units per gross acre). There is also on the County plan a 12-acre area 
designated for Multiple Family Residential Medium Density (12 to 21 units per 
acre). Also in the Clyde area, the Concord Sphere of Influence includes 25 
acres north of the Highway 4/Willow Pass Road interchange (including the Concord 
Sportmen's Club). This area, although in the Concord Sphere of Influence, has 
not been designated for any use on the city's General Plan map. At the time of 
this writing, the County is processing an amendment request to change the 
General Plan designation of 76 acres north of Evora Road from General Open Space 
to allow construction of a printing and distribution plant, as well as other in- 
dustrial and commercial uses. 
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Another smaller area near the Pleasant Hill BART station is also within the 
Concord Sphere boundary, but has not been designated by the City for any par- 
ticular uses. A 10 acre triangular area bounded by Bancroft Road and Mayhew Way 
has been developed with a mixture of single and multiple family housing. The 
County plan designates the area for apartments and light industry. 


There are two areas of vacant agricultural lands in the County which fall within 
the Concord Sphere. The 160 acre Mangini parcel is traversed by the access road 
to the Kaiser quarry, an active operation on the northeast side of Mt. Diablo. 
Most of the property is designated by the County as General Open Space, with 
some very low density ranchette-style homes (0 to 1 unit per gross acre) allowed 
on the lowest slopes of the area. The Concord General Plan also designates a 
small portion of the property Low Density Residential (4 to 8 units per gross 
acre). 


The other location within the Concord Sphere where vacant agricultural lands lie 
adjacent to the City limits is along Kirker Pass Road, across from the Concord 
Pavilion. As indicated previously, Seeno Construction Company is in the process 
of receiving approvals to allow construction of a 100 unit subdivision of single 
family homes. The property will be annexed into the City of Concord. 


Finally, the old sand quarry site of the Newhall] lands is planned by the City 
for future development, although the area is designated by the County as General 
Open Space. The unincorporated southeast portion of the Newhall lands is also 
planned for housing (a maximum of 570 units in the entire area). The County 
plan shows the agricultural preserve as General Open Space. This latter 
property has not been placed in the Concord Sphere of Influence. 


Consistency of Plans Within the City 


Because the Contra Costa County General Plan includes more residential catego- 
ries than the Concord plan, there are areas of inconsistency between the two 
plans. Most of the residential neighborhoods within Concord are designated as 
Low Density Residential (4 to 8 units per gross acre) in the City plan, while 
the County map shows a low density single family category (1 to 3 units per net 
acre) for neighborhoods southeast of Treat Denkinger and a medium density 
category (3 to 5 units) in the areas closer to the central downtown district. 
The County plan generally reflects the City land use designations contained in 
the Clayton Road Specific Plan (various commercial and multiple family residen- 
tial), although the County map underestimates the amount of commercial activi- 
ties along the major arterial. The County plan shows more apartment development 
potential along Willow Pass Road northeast of the downtown than the City map, 
and does not recognize the full extent of the Lime '‘idge Open Space area or the 
Newhall] Community Park. The County plan also fails to designate properties at 
the intersection of Oak Grove Road and Treat Boulevard to reflect existing 
commercial and high density residential uses. 


The County map continues to show a Light Industry designation on the site of the 


former Cowel] Cement plant, which has been developed as the Cowell] Ranch/Walnut 
County subdivision. Between Olivera Road, Highways 242, 4, the City plans a 
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Significant area for medium density housing with some industrial frontage along 
Highway 4, while the County map indicates a wide expanse of industry. 


In terms of the land use designations for the unincorporated pockets surrounded 
by City land, the two plans are consistent in the Ayers Road/Myrtle Drive 
neighborhood and inconsistent on the Newhall Ranch property south of Ygnacio 
Valley Road. The County has not updated its General Plan map to reflect the 
City adopted area plan for the sand quarry property, which allows single and 
multiple family housing and 32 acres of commercial activity. The County con- 
tinues to indicate General Open Space on the site. 


The Transportation Element of the Concord General Plan also plans for several 
major roadway improvements that are not shown on the County plan. The City 
plans to construct an extension of Ayers Road south from Clayton Road to hook up 
with Turtle Creek and Ygnacio Valley Road. In the same area, an extension of 
Cowell Road south from Ygnacio Valley Road through the Newhall property wil] 
eventually join Pine Hollow Road. There are several roadway extensions in the 
developing industrial and commercial areas near Buchanan Field (e.g., Galaxy 
Way, Willow Way) which are to be constructed as bridges over local creeks become 
financially feasible. The major difference in the transportation plans for the 
County and City, however, involves the future use of the Southern Pacific 
railroad right of way north of Concord Avenue. The County does not specify any 
particular transportation use on the right of way; the City plans the abandoned 
railroad line for a new major street that will extend to Solano Way, serving the 
industrial areas east of Buchanan Field. 
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CITY OF CLAYTON 


Status of General Plan Elements 


Land Use Element 
Circulation Element 
Housing Element 


Open Space/Conservation Element The "Clayton 2000" General Plan, 
Community Design Element including all required elements, was 
(Town Center and Scenic Highways) adopted in 1985. 


Safety/Seismic Safety Element 
Noise Element 
Community Facilities Element 


Redevelopment Plans 


(none) 


General Plan Land Use Categories 
Clayton 
RESIDENTIAL 


Units/ 
Gross Acre* 


Single Family: 


Slope Conservation (O-.1) 

Rural Estate (.2-1) 

Low Density (iPis3) 

Medium Density (S725 ) 

High Density (Si l=225) 
Multiple Family: 

Low Density (7a6=10)) 

Medium Density (101-15) 

Institutional (can exceed 15) 


(elderly housing) 


Contra Costa County 


(Clayton Area) 


Units/ 
Net Acre 
Single Family: 
Very Low Density (0-1) 
Low Density (1-3) 
Medium Density (3-5) 
Multiple Family: 
Low Density (7-12) 
Medium Density (i2721) 


* The City of Clayton does not calculate net densities when approving permits; 
consequently, no net acre calculations have been indicated here. 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Clayton (Clayton Area) 
COMMERCIAL 
Town Center Commercial 
Kirker Corridor 
Convenience 
OFFICE 
(none) (none) 
INDUSTRIAL 
(none) (none) 


PUBLIC RELATED 


Public and Quasi-Public Facilities (none) 
OPEN SPACE 
Park and Dedicated Open Space General Open Space 
Resource Management/Conservation Parks and Recreation 
AGRICULTURAL 
Agricultural Preserve Agricultural Preserve 
Rangeland 


Discussion of Plans 


The Clayton 2000 General Plan adopted in 1985 includes all the mandated State 
elements within one document. The plan does not include a land use map, but 
inventories each individual parcel with a recent general plan or zoning category 
change. The Planning Area for the Clayton General Plan includes the City's 
large Sphere of Influence (3,000 acres), as well as some additional properties 
to the south and east. 


An overriding goal expressed in the preamble to the General Plan is “to maintain 
the rural character that has been the pr¥¢e and: distinction of Clayton.” “A 
majority of the housing stock in the City consists of very low to high density 
single family homes. There are only two multiple family (condominium) projects 
presently within the planning area. The City plan designates eight categories 
ranging from Slope Conservation (0 to 0.1 units per gross acre) applied to 
hilly, rural areas east and southeast of the town center, to an Institutional 
Density classification that allows senior citizens complexes of more than 15 
units per gross acre. 
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The predominant single family land use categories in the City are Low Density 
(1.1 to 3.0 units per acre), consisting of homes on lots ranging between 15,000 
to 40,000 square feet, and Medium Density (3.1 to 5 units per acre), the lot 
size of traditional subdivisions (see Map 1). The Rural Estate designation (0.2 
to 1.0 unit per acre) is applied in areas of the City where horse set-ups are 
prevalent and the Slope Conservation category (0 to 0.1 units per acre) is 
applied to land east and southeast of the town center, where the steepness of 
the terrain limits development to isolated farm houses or cluster units. 


Residential and other land use designations have been given to the huge 1,200 
acre Keller Ranch property that lies immediately north of the Clayton City 
limits, within its adopted Sphere of Influence. Development of the property has 
been the largest single planning issue facing the City for over a decade, since 
the project will potentially double the residential and commercial base of the 
small town. The recently adopted General Plan for Clayton allows primarily Low 
and Medium Density Residential construction of single family homes on the 
buildable portions of the site, with some multiple family units and commercial 
uses planned on the land nearest Clayton Road (see further discussion of Keller 
Ranch in the “Consistency of Plans in the Sphere Area" section below. ) 


The 1985 General Plan designated two significant sites within the Clayton 
planning area for further study. Outside the current City limits along Marsh 
Creek Road, over 100 acres of rural residential lands are set aside as a Study 
Area, as is the eight acre De Martini Winery site (see Map 2). The latter 
property includes an historic winery that may be redeveloped. However, no 
specific land uses have been assigned, pending resolution of a legal dispute 
among the heirs. 


Other changes in land use designations which are part of the recently updated 
Clayton General Plan are shown in Map 2. These changes include designation of a 
three acre site on Clayton Road and a five acre church site on Kirker Pass Road 
for Multiple Family - Institutional (senior citizens' housing), and designation 
of six properties along Kirker Pass Road for commercial uses. In addition the 
13.5 acre Easley property on Marsh Creek Road, now in light industrial use, was 
redesignated from Low Density to Medium Density Single Family Housing, as were 
several properties consisting of approximately six acres between Verna Way and 
Pine Hollow Road and a sliver of land along Marsh Creek Road adjacent to the 
Keller Ranch (see Map 2). 


Another important goal expressed in the Clayton 2000 General Plan is to ensure 
an adequate commercial base for the City. This is an especially critical issue 
since nearly all of the town's sales tax dollars are lost to adjoining communi- 
ties. ire plan includes three commercial designation: Town Center, Kirker 
Corridor, and Convenience Commercial. 


The rustic western flavor of the existing six block commercial area along Main 
Street and Marsh Creek Road is to be maintained through the Town Center desig- 
nation in the General Plan. Plan policies in the Community Design Element seek 
to “create a cohesive village ambiance" in the Town Center by preserving 
historic buildings and the boardwalks along Main Street and by establishing 
architectural standards and criteria for new development. 
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THIS MAP HAS BEEN AMENDED TO REFLECT 
CERTAIN LAND USE CHANGES IN THE 1985 
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FOR ADDITIONAL LAND USE CHANGES, SEE THE "GENERAL PLAN PARCEL 
INVENTORY", EXHIBIT II-2, OF THE 1985 CLAYTON GENERAL PLAN. 
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The Kirker Corridor designation along Kirker Pass Road north of Clayton road 
includes a series of properties that are the only location in the City which 
could support regional commercial activities (see Maps 1 and 2). The primary 
purpose of the area is to attract some major retail uses that can recapture some 
of the City's lost sales tax revenues. Auto sales, hotel/motel complexes, and 
complimentary office uses are also allowed in the district. 


The Convenience Commercial category is applied to only a couple locations in 
Clayton where highly restricted retail uses would be allowed in order to serve 
adjacent neighborhoods. One location for this use is the site of an existing 
nursery on Marsh Creek Road. 


In terms of roadway improvements, the Circulation Element of the General Plan 
includes an extension of Concord Boulevard from Kirker Pass Road through the 
Keller Ranch property to hook into Marsh Creek Road. The extension, to be 
constructed when Keller Ranch is developed, would direct some thru-traffic off 
Main Street and Clayton Road. The only other major traffic improvements called 
for in the plan are an extension of High Street in the downtown shopping area, 
and connections between the Concord Boulevard extension and Marsh Creek Road, 
and between Regency Drive and Montaire Parkway. 


Discussion of Other Relevant Plans or Ordinances 


The Clayton Sphere of Influence is contiguous with the Concord-Clayton City 
limits on the west, except for the small unincorporated Yosemite Circle area 
(see Map 3). On the north, the Sphere includes all of the large Keller Ranch 
property, now being proposed for development within the City by Presley Homes. 
On the east, agricultural properties on both sides of Marsh Creek Road, as well 
as the Regency Meadows subdivisions, are included in the City's Sphere area. On 
the south, the 500 unit Dana Hills neighborhood and two smaller unincorporated 
subdivisions (Diablo Downs and Dana Ridge) are within the Sphere, in addition to 
Jands now in Mt. Diablo State Park. 


On the western edge of the Sphere, the City's General Plan map does not include 
a designation for the small unincorporated subdivision. To the south, the City 
and County plans are generally consistent in their depiction of existing resi- 
dential densities and open space areas, although the Dana Ridge condominium 
units are designated as Single Family Residential - Medium Density on the County 
map. 


East of the Clayton City limits along Marsh Creek Road, the Clayton General Plan 
designates a Study Area. The County General Plan shows a band of residential 
de ‘elopment on both sides of Marsh Creek Road, and on both sides of the Mt. 
Diaolo Creek channel, at densities in the range of 1 to 3 units per net acre 
(see Map 4). Regency Meadows, a Seeno subdivision immediately adjacent to the 
Clayton line is currently under construction, and has been designated as Single 
Family Residential - Medium Density (3 to 5 units per gross acre). In addition, 
the County Plan required construction of a Diablo Parkway entrance to Mt. Diablo 
State Park as a condition of the subdivision approval. 
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The Four Winds site, an 11.5 acre property near the Regency Meadows development, 
is also designation on the County's General Plan map for for medium density 
single family homes. A continuing attempt has been by a private group to win 
approval for a retirement complex of 32 units. At the time of this writing, the 
development plan has been scaled down to between 11 and 17 units and is stil] 
being negotiated. 


In contrast, the Clayton General Plan designates a corridor of low density 
housing along Marsh Creek Road as a Study Area. An error on the City's land use 
map indicates a significant area of low density housing allowed on either side 
of Marsh Creek Road further east where the State Park boundary is now adjacent 
to the road. (This error will be corrected to reflect recent park 
acquisitions.) This area is outside of the formally adopted Sphere for Clayton. 
The County plan designates all lands east of where Mt. Diablo Creek crosses 
Marsh Creek Road as General Open Space. 


The Keller Ranch property within the northern Sphere of Influence for Clayton 
has had a long and varied planning history. The most recent City plan for the 
site calls for development of between 745 and 1,485 housing units, primarily 
Single family homes. The previously adopted 1979 Clayton General Plan allowed a 
maximum of only 925 homes to be constructed. An amendment to the Contra Costa 
County General Plan approved in 1981, would have permitted a range of 1,100 to 
1,400 units on the property, if the developer had pursued a project under County 
Jurisaiecion:. 


Presley of Northern California has negotiated acquisition of the property from 
the previous landowner (Seeno Construction) and is presently working with the 
City for project approval and annexation. The 1985 Clayton General Plan map 
differs from land use designations on the County map in several areas. The 
County plan calls for a significant portion of the site adjacent to the City 
Jimits, near the future Concord Boulevard alignment, to be developed as Multiple 
Family Residential - Low Density (7 to 12 units per net acre). A commercial 
area would be developed in concert with the existing business district along 
Center Avenue. Single Family homes at a density of 3 to 5 units per net acre 
would be allowed along the northern boundary of the site (see Map 5). 


The most recently adopted City plan for Keller Ranch allows a much smaller area 
along the future Concord Boulevard to be developed in townhomes, while a larger 
portion of the property is planned for fairly low single family densities (gen- 
erally between 1 and 3 units per acre). Commercial activities would also be 
allowed near the current City limits at Center Avenue, as in the County plan 
(see Map 6). The City map is expected to be amended when approval for the 
project is finally granted in late 1986 or early 1987. “he proposed project 
includes a large golf course, as well as changes in the areas devoted to 
commercial and residential uses. 


Consistency of Plans Within the City 
The County General Plan depicts almost all of the residential properties in 


Clayton for Single Family - Medium Density (3 to 5 units per net acre) (see 
Map 4). The City plan designates most neighborhoods at lower densities, between 


- 86 - 


Crabs WoMpe! Bat ree eri ‘2 ate abn 704. ae] 
908 sgt. aret -nalS fevensi! < r SHO oth: Ce tee 
P1264 92 heeg 2 Jae ka 7 i somen “lime? waren 
Ww > cee! €00 26. cation © 7 aryi'ten Go svt fepesags 
Peete cease ti nageted of werd bis $2 2c4 96! 9. Ina ve 
. . . S38 fags p 
’ & Betengr]esh 02/9 ‘sass palit arly fcs.Vines 
SPOUse WA cask yhut ea » seat) 6M ogi é) on 
Seleuan: ef! crab P dune tins é rast at 
Fr9& Séksc 443 sro {ee avi i -¢ 2 >1e™- 3x 
of basse TsS2 iia ie Ty) i os * e/ 
pone el lgaee*® ett *- atu rir “1 : 
Steamy to seea ti: { re) feb? as "hk 
&*492 BP Dae es =a] 
api te E No st erine Stenisey eft oldtin yseeaayg ton 
Lt cari 2-0 OTE ..groset{ gniantic ef wes * 
ath ‘ ger a8 GH) nedetes FS -Saemec'owah 40} £ 
Pee wH 2G) bel debs yeu GC @AT . .cemod yTim' «fs 
Src: eA re beta 73 She . Sco .6G,. S028 Se -vine 3 sie 
even Divow .(8f1 n/ beverac ei lears Meitd 
4 ten tedalewsh ats Fi 2-9N0 > ne i ; 
Sfups¢ bouts Gre 2g Azov+ leu nneatgssal bo 
Pa et bets _eperiaaietinestid Sea THe ri Y yf 7 
D aee sit ersgxarmmse b: evo7rnKe “a: “0? x 
mem Snes). SAS Ae enettengiznd #2) has) most erat ap 
e 7 gi3 ta ie ek ‘Hof rote 4 aS 21 i652 aole Site 
a 7% me. ~egnaati st iyeveluoe hiyewm) espru? wee 7 t af 
nie meee S57ta SE “oF ¢) vttenel ec! a ttneh ‘i ies 
aS gelseinp Sat “ste 779900) af dhaeatlevs 4 b Tusa: nS" 
BO. Prignsh # Se. tomes yfire? afyni2 .soneck vagres 
| @ meta: Oi to esebhnod asi: ai? choles hewolls« = woe 
Sire Gener Talley wot asth <tid hesdebhe wierecee Scey ast 
habe a) bean f aver o¢ “a btave'uce Hyvosen? wiutul ane . 
Brente dol Elis? sat anne 2 ur Usisdins oft % mio 
e738 fel Ssema [e196 yoy sity EC $06 1 “eewier effaes 
rebGewA TOIT) Is z in (21) Jhevws ay 7420 Dae cs 
Peprens sf of Betosars 2) ose ‘ naT - 18° wath eae 
week MISES So BBEL 2441 nt e4hare Thonn sustorg 
ef serveds is (lay os éry nn Tun” 99 se! toy fone 
S60) (Si vngh Zev Dis - elo weeds 
i3 sf witty onsl® te pongtetaned 
ir %p s mis es “ wnt 
oer = 02 ©) estened  malban' >. ime Ee il 
' -» S20¢ 7 nf 3/ < aa PT fs ; : 3 cae 


Keller Ranch 


CONTRA COSTA COUNTY, GENERAL PLAN AMENDMENT, 1980 


MAP 5 
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Keller Ranch 
GENERAL PLAN COMMITTEE, 1984 


MAP 6 


N 
SCALE: 1"=1600' 


KELLER RANCII 


AREA # ACRES DU/AC 


1 $7.45 a1 5 

2 60.55 Lars 

3 13.96 aie 

4 29.07 Voli 
5 65.03 2 aa 13 65 
6 32.46 Walgeas 36 97 
7 58.50 ib = 75 181 293 
8 24.84 ig eee E7 75 
9 9.93 7.6 -10 75 99 
10 15.62 Selena rirs 60 117 
11 10.80 Lees 12 a2 
12 45.49 Olen 0 5 
(S) 423.70 744 1409 
13 07S°774,30 0 - .1 0 72 
TOTAL 1198 + 744 1486 

AVERAGE 
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1 and 3 homes per acre. The only residential area designated for multiple 
family housing on both the City and County plans, excluding the Keller Ranch 
property, is the existing Marsh Creek condominiums along Mt. Wilson Way. 
However, the Clayton plan designates this subdivision as Single Family - High 
Density (5.1 to 7.5 units per gross acre), while the County plan shows it as 
Multiple Family - Low Density (7 to 12 units per net acre). The County General 
Plan map also does not indicate any of the changes in land use designations 
included in the recently updated Clayton General Plan (parcels depicted in Map 
iN 


In the Town Center commercial district, the City plan shows the shopping area 
extending only to Mitchell Creek on the west, while the County plan designates 
commercial properties further west of the creek channel. The County map also 
shows a wide band of Parks and Recreation land along Mt. Diablo Creek, north of 
Clayton Road. In contrast, the City shows only a trail adjacent to the creek. 
However, the proposed development plan by Presley Homes fits more closely with 
the existing County plan for the Town Center/Keller Ranch area. 
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CITY OF PLEASANT HILL 


Status of General Plan Elements 


Land Use Element Adopted in 1964, 1966, and 1969, 
Circulation Element as amended. 

Open Space Element An update of these 1973-1974 
Conservation Element Elements is approximately one-half 
Scenic Recreation Element completed. 

Noise Element Adopted in 1983. 

Safety Element Adopted in 1983. 

Seismic Safety Element Adopted in 1982. 

Scenic Routes Element Adopted in 1983. 

Housing Element Update adopted in 1986. 


Redevelopment Plans 


Pleasant Hill Commons Redevelopment Adopted in 1974, last amended 
Plan in 1983. 
Schoolyard (Annex) Redevelopment Adopted in 1978. 
Plan 


General Plan Land Use Categories 


Pleasant Hil] 


RESIDENTIAL 
Units/ Units/ 
Gross Acre Net Acre* 
Low-Low Density (10-35) (1.25-4,4) 
Low Density (3.6-6.9) (4.5-8.6) 
Medium Density (7-19.9) (8.4-23.9) 
High Density (20-40) (24-48) 


Contra Costa County 


(Pleasant Hill Area) 


Units 
Net Acre 


Single Family: 
Very Low Density (0-1) 
Low Density (1-3) 
Medium Density (3-5) 
High Density (5-7) 


Multiple Family: 


Low Density (7-12) 
Medium Density (12-21) 
High Density (21-29) 


* Assumes 25% of the land for single family homes, and 20% for multiple family 


housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Pleasant Hil] (Pleasant Hill Area) 
COMMERCIAL 
Retail Stores and Personnel Services Retail Shopping 
Neighborhood Commercial Neighborhood Business 


Commercial 


OFEICE 
Professional and Administrative Office Office 
Administrative Office 
INDUSTRIAL 
Limited Industrial Controlled Manufacturing 
Light Industry 
Industry 


Heavy Industry 
PUBLIC RELATED 
Community and Neighborhood Parks Public and Semi-Public 


Schools/Library/Civic 
Center/Fire Station 


OPEN SPACE 
Dedicated Private Open Space General Open Space 
and Easements Parks and Recreation 
Private Open Space Utility and Open Space 
Corridor 
AGRICULTURE 


Agricultural Preserve 


Discussion of Plans 


The City is in the process of completing an updated Land Use and Circulation 
Element, based upon ongoing traffic modeling work by consultants DKS Associates. 
The Open Space, Conservation, and Scenic Recreation Elements, which were adopted 
in the mid-1970's, are also to be revised. No completion date for these 
elements has been set. Several technical elements were adopted in the early 
1980's (Noise, Safety, Seismic Safety, and Scenic Routes). The City's Housing 
Element has been updated and was adopted by the City Council in April, 1986. 
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The General Plan map for the City includes four residential designations ranging 
from a low-low density (1 to 3.5 units per gross acre) to high density (20 to 40 
units per acre). The highest allowable residential densities in the redevel- 
opment areas are also in the 20 to 40 units per acre range. The vast majority 
of the City's residential areas south and east of Taylor Boulevard are designat- 
ed for low density housing (see Map 1). The only major areas in the City which 
are planned for medium or high density residential are the redevelopment 
districts; the area in the northern section of Pleasant Hil] around Chilpancingo 
Parkway; the large Ellinwood mixed use project; and north of the Pleasant Hi1] 
BART station. 


The 70 acre Ellinwood property, situated between the 1-680 freeway and Contra 
Costa Boulevard south of Willow Pass Road, was one of the last vegetable farms 
in Central Contra Costa County. It is now being developed with commercial and 
residential uses. A modern office park consisting of 230,000 square feet of 
space has been built, and 745 townhouse units are under construction. The 
developer of the property has recently requested permission to build a 225 room 
hotel in lieu of additional office space. 


The land within the City of Pleasant Hill is already 90% to 95% built out. The 
City estimates that approximately one-half dozen parcels totalling 65 acres 
remain for infill residential development. Several key properties in the 
northern and eastern sections of the City will be developed under Hillside 
Planned Unit Development regulations. Davidon Homes is completing construction 
of a subdivision off Pleasant Hil] Road and seeking approval of another project. 


The “planning area boundary" shown on the General Plan map includes the portion 
of the unincorporated BART station area north of Treat Boulevard and west of the 
abandoned Southern Pacific railroad right-of-way. On the west side of the City, 
the General Plan map shows a very low residential density in the unincorporated 
hills west of Taylor Boulevard and low density in the unincorporated area 
between Pleasant Hill Road and Taylor. The map designates the Contra Costa 
Country Club as Private Open Space surrounded by very low density housing. 
Pleasant-Hill's General Plan includes the Pacheco area between Center Avenue and 
Route 4, but shows no land uses, instead designating the area as “To Be 
Planned." 


Two redevelopment plans (Pleasant Hill Commons and Schoolyard) were adopted in 
the 1970's, and supersede the 1966 Business District and Civic/Cultural Center 
Plans. The old Pleasant Hill High School site, for which a controversial rezon- 
ing to allow intensive mixed use development was rescinded by the City Council] 
jn 1985, is not within the Schoolyard redevelopment district. 


The Pleasant Hill Commons’ redevelopment area stretches ‘from Cleaveland 
Road/Woodsworth Lane eastward to 1-680, and south to Hookston Road (see Map 2). 
The intent of the plan is to develop a downtown mixed use district between 
Contra Costa Boulevard and Cleaveland Road which will serve as a focal point for 
the City. A major office building, The Terraces (130,000 square feet) is under 
construction at the intersection of Monument and Contra Costa Boulevards. 
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GENERAL PLAN 


City ©, Pleasant Hill, California 
MAP 1 


PLAN ADOPTED: APRIL, 1964 


INCORPORATED: NOVEMBER, 1961 


LATEST AMENDMENT! 


PLANNING AREA BOUNDARY | e=se== 


~ 
CITY LIMITS: sree | 
Prpawd by: Peasant Hi Planning Department / y 
J 
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According to the amended 1983 plan for the 120 acre redevelopment district, 
approximately 800,000 square feet of offices would eventually be constructed, 
accompanied by a 300 room hotel and 150,000 square feet of additional retail 
space. However, buildout under the plan will be severely constrained by the 
passage of a controlled growth initiative (see discussion below). Several major 
redevelopment projects have been completed to date, including the mixed-use Two 
Worlds project on Gregory Lane (158 condominiums with retail businesses on the 
ground floor) and the Pleasant Hill Plaza shopping center on Contra Costa 
Boulevard. 


The Schoolyard redevelopment area is immediately south of the Commons district 
between Boyd and Astrid Drives, and also includes the former Oak Park Elementary 
School property (see Map 3). An extension of Cleveland Road will join the two 
areas. Under the redevelopment plan, approximately 1,000 units of multiple fam- 
ily housing are to be constructed south of Boyd Drive. The Oak Park School site 
is presently owned by Contra Costa County and is designated for mixed 
office-retail-residential uses. The Diablo Valley Justice Center was proposed 
for the school site in the early 1980's, but due to limited County financial 
resources it was never implemented. 


The momentum of the redevelopment plan appears to be directly impacted, however, 
by passage of a slow growth measure in the June, 1986 election. The initiative 
establishes a five-stories height limit on 20 percent of the downtown area, with 
a three-stories height limit on the remainder. The measure also limits the 
density of new office buildings in the downtown to 40 percent of the site area. 
In contrast, the former development plan allowed buildings as high as 
eight-stories with twelve stories allowed under conditional approval. 


Discussion of Other Relevant Plans or Ordinances 


The City adopted a Hillside Policy in 1969 to provide criteria for residential 
development in the hilly section west of Taylor Boulevard. The policy has since 
been elaborated into a Hillside Planned Unit Development ordinance, which limits 
the density of allowed housing according to the slope of a property. 


Consistency of Plans in the Sphere 


The Pleasant Hill Sphere of Influence includes the unincorporated community of 
Pacheco on the north, the rapidly developing office area around the Pleasant 
Hill BART station on the east, and the residential neighborhoods west of 
Pleasant Hill] Road. 


There are no major inconsistencies between adopted City «nd County plans within 
Pleasant Hill's Sphere. North of the Pleasant Hill BART station, the General 
Plan for the City designates properties between Coggins Drive and Las Juntas Way 
for high density residential development, while preserving the existing single 
family neighborhood. The properties immediately north of Las Juntas, however, 
are shown for low density housing, which is not consistent with the County plan. 
The only other difference between the City and County plans involves the future 
role of the Southern Pacific right-of-way. Pleasant Hill has designated the 
entire length of the abandoned railroad in the area as a Transportation and 
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COMMERCIAL 
RESIDENTIAL-OFFICE - RETAIL 


SINGLE FAMILY RESIDENTIAL 
DUPLEX RESIDENTIAL 8-10du/ac 
MULTI-FAMILY RESIDENTIAL 7-19du/ac 
MULTI-FAMILY RESIDENTIAL 20-40du/ac 


PUBLIC 
E.B.M.U.D. RIGHT OF WAY 


PLEASANT HILL COMMONS BOUNDARY 
SCHOOLYARD ANNEX BOUNDARY 
CLEAVELAND RD. EXTENSION 


Pleasant Hill 


SCHOOLYARD ANNEX 


Redevelopment Project 
MAP 3 
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Utility Corridor, while the County plan does not identify a transportation 
corridor between Las Juntas and Treat Boulevard. The City believes the entire 
SP right-of-way will be required to satisfy future north-south circulation 
needs. 


The Duffel Co.'s Hookston Square office development was the subject of a 1983 
Jawsuit which challenged the annexation of that area into the City of Pleasant 
Hill. Phases I and II of the development off Hookston Road were completed in 
the County, while Phase III (180,000 square feet) has recently been approved by 
the County. The City assumes the Duffel property and adjoining commercial 
development (Breuners, etc) will eventually be annexed into Pleasant Hill]. The 
City would like to establish an assessment district in the Hookston-Coggins area 
in order to finance construction of another access road. 


In the Pacheco area, the City has not done any extensive planning or pre-zoning 
and has generally been in agreement with County policies. From the City's point 
of view, a main issue in Pacheco is the presence of card rooms: these legal 
gambling activities may have to be phased out under some type of amortization 
schedule if the area is to be eventually annexed into the City. 


The Pleasant Hill General Plan designations south of Center Avenue in the 
Pacheco area (Low Density Residential) are not consistent with a recently 
adopted County General Plan Amendment, which allows multiple’ family 
construction. In addition, the City plan does not show public and semi-public 
uses along Grayson Creek. 


On the west side, the City is anticipating future annexation requests to bring 
some properties near the Pleasant Hill Golf and Country Club into the City. A 
developer is currently negotiating with the City to build 113 condominium units 
on the golf course. 


Consistency of Plans Within the City 


Although the differences between the County and City General Plan land use 
designations in the Sphere of Influence areas are relatively minor, the County 
General Plan does not accurately represent residential densities, as well as 
commercial nodes, within the Pleasant Hill city limits. Currently, the County's 
map indicates low density single family housing in the western section of the 
City, medium density single family residences (3 to 5 units per acre) throughout 
the central portion, and high density single family housing (5 to 7 units per 
acre) on the eastern side of Pleasant Hill (see Map 4). The predominant 
residential density indicated on wre City map is intermediate density housing 
(3.6 to 6.9 units per acre). Also, the County map does not designate the 
downtown redevelopment areas, the multiple family developments’ along 
Chilpancingo Parkway, the large Ellinwood project, and the newly created park 
and recreation facilities in the northwestern section of the City. 
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SINGLE FAMILY RESIDENTIAL -LOW DENSITY 
SINGLE FAMILY RESIDENTIAL -MEDIUM DENSITY 
SINGLE FAMILY RESIDENTIAL -HIGH DENSITY 


PUBLIC /SEMI-PUBLIC 


MULTI-FAMILY RESIDENTIAL -MEDIUM DENSITY 


MULTI-FAMILY RESIDENTIAL -HIGH DENSITY 
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MAP 4 


PLEASANT HILL AND VICINITY 
CONTRA COSTA COUNTY GENERAL PLAN 
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CITY OF WALNUT CREEK 


Status of General Plan Elements 


Land Use Element 


Circulation (Transportation Plan) 


Open Space Element 
Conservation Element 
Recreation Element 
Scenic Highways Element 
Seismic Safety Element 
Safety Element 

Noise Element 

Housing Element 

Core Area Plan 


Alma Avenue Specific Plan 

Geary Road Area Specific Plan 
South Newell Avenue Specific Plan 
La Casa Via Specific Plan 

(Five other specific plans adopted 
between 1970 and 1975). 


Redevelopment Plans 

Mt. Diablo Redevelopment Project 
South Broadway Redevelopment Project 
General Plan Land Use Categories 


Walnut Creek 


Adopted in 1971, amended since then. 
Revisions to the 1971 element are being 
prepared. 

Adopted in 1977; an update is in 
progress. 

Adopted in 1974. 

Adopted in 1974. 

Adopted in 1974. 

Adopted in 1975. 

Adopted in 1974. 

Adopted in 1974. 

Adopted in 1975. 

Adopted in 1975. Amended in 1986. 
Adopted in 1975; revised in 1980. 
Revised 1985 draft is pending before the 
City Counce 

Adopted in 1985. 

Adopted in 1980. 

Adopted in 1978. 

Adopted in 1978. 


Adopted in 1974, amended in 1982. 


Adopted in 1974. 


Contra Costa County 


(Walnut Creek Area) 


RESIDENTIAL 
Units/ Units/ Units/ 
Gross Acre Net Acre* Net Acre 
Single Family: Single Family: 
Open (0-15) (O=1. Very Low Density (0-1) 
Low lege oy) ibe ily Low Density (T=3) 
Medium (2.5-4) (St Medium Density (3-5) 
High (4-7) (5.0 ) High Density (oe) 


*Assumes 25% of the land for single family homes, and 20% for multiple family 
housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 


Walnut Creek 


Multiple Family: 


Low (7=12) 
Medium (12-22) 
High (22-30) 

Central 

Genera] 

Service 


Shopping Center 


Office 


Research and Development 


Schools 
Miscellaneous and Utilities 


Parks and Recreation 
Greenways (0-2 units per acre) 


Agricultural Preserve 


Discussion of Plans 


(8.4-14.4) 
(14.4-26.4) 
(26.4-36) 


COMMERCIAL 


OFFICE 


INDUSTRIAL 


PUBLIC RELATED 


OPEN SPACE 


AGRICULTURE 


Contra Costa County 


(Walnut Creek Area) 


Multiple Family: 
Low Density ( 
Medium Density (12-21) 
High Density ( 

High Density(BART) (min. 35) 


Commercial 
Transitional Commercial 


Office 
Light Industry 


Public and Semi-Public 


General Open Space 
Parks and Recreation 
Utility and Open Space Corridor 


Agricultural Preserve 


The planning area for the 1971 Walnut Creek General Plan stretches from Mt. 
Diablo State Park and Livorna Road on the south near the existing City limits, 
to the Lafayette boundary on the west, and to the Pleasant Hill and Concord City 


lines on the north and east. 


The unincorporated area immediately surrounding 


the Pleasant Hil] BART Station is included in the planning area, except for the 
Also included are the unincorporated areas of 


properties north of the station. 
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Saranap (Olympic Boulevard), Walnut Knolls, and a very large open space area 
consisting of the Castle Rock (now Diablo Foothills) Park and a portion of Mt. 
Diablo State Park. 


The Land Use Element of the Walnut Creek General Plan designates seven resi- 
dential categories, which are roughly equivalent to the County categories. In 
addition, the 1985 draft Core Area Plan for downtown Walnut Creek includes a 
residential designation that allows higher densities, up to 50 units per acre, 
and the Alma Avenue Specific Plan permits up to 100 residential units per acre 
in a small area. The adopted 1980 Core Area plan allows a maximum of 30 units 
per acre. 


Portions of the 1971 Land Use Element are currently being updated by the City. A 
Housing Element has been recently adopted by the City Council at the time of 
this writing. A major update of the Core Area Plan, the portion of the General 
Plan that covers all of downtown Walnut Creek is pending at the Council level. 
The existing Core Area Plan was originally adopted in 1975, and revised in 1980, 
and is now being updated in response to resident concerns about office construc- 
tion and traffic as exemplified by the voter approval of Measure H, a slow 
growth initiative, in November, 1985. 


In terms of policies dealing with residential development, the General Plan 
states that the Open Residential classification is used to define neighborhoods 
on the edge of the suburbanizing area, which “can accommodate a desirable life- 
style for a portion of the community during the transitional stages of the 
planning period." The only significant location within the City's planning area 
which is designated Open Residential is the unincorporated North Gate area (see 
Map 1). 


A “Development Staging Diagram" in the Land Use element depicts areas that are 
expected to become urbanized during the 1980 to 1990 period. These areas 
include the southeastern portion of Rossmoor, which is planned for an additional 
expansion of the retirement community, and the western siopes of Lime Ridge and 
the Northgate/Castle Rock Road area. In the Lime Ridge area, the diagram con- 
flicts with the Open Space element, which calls for public acquisition of most 
of Lime Ridge. In the Northgate area, some of the last remaining large, 
developable land adjacent to the City is the site of the proposed Rancho Paraiso 
subdivision by Barrett Homes. Additionally, 220 acres of land owned by Newhall] 
on either side of Ygnacio Valley Road, at the west end of Lime Ridge, could 
support several hundred units. 


Like the other cities in North Central Contra Costa County, Walnut Creek grew 
rapidly during the decades following World War II and is now reaching a built 
out stage. The draft Housing Element notes that there are approximately 480 
vacant single family lots available for in-fill development, as well] as 195 
acres of vacant residential land zoned for multiple family housing which could 
support approximately 1,700 units. The Association of Bay Area Governments 
projects that the City and its surrounding Sphere of Influence could absorb 
another 4,100 households over the next 20 years, increasing the area's pop- 
ulation from approximately 75,200 persons presently to 79,800 in the year 2005. 
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Many of the areas that are designated for Low Density Single Family uses (1 to 
2.5 units per acre) on the City's General Plan map are in the southern part of 
the City. Housing along Ygnacio Road is primarily Medium Density (2.5 to 4 
units per acre) while the High Density Single Family category is used mostly in 
the Rossmoor community to indicate prevailing densities of 4 to 7 units per acre 
(see Map 1). Multiple family residences are designated for areas on the east 
Side of the downtown, along Oak Road just south of the Pleasant Hill BART 
Station, and west of 1-680 near Parkside Drive. Additional locations for 
apartments are specified in the Core Area Plan (see discussion below). 


Commercial uses are primarily centered in the downtown Core Area, although a 
major employment center was developed in the 1970's at the Shadelands Business 
Park on Ygnacio Valley Road several miles east of the downtown (see Map 1). The 
270 acre Shadelands Business Park, which is almost entirely built out, is the 
only location in the City designated for Research and Development activities. 
Along with the downtown shopping district, a significant concentration of 
service commercial uses exists on North Main Street, near Geary Road. Offices 
outside of the downtown are designated around the John Muir Hospital. 


Extensive Open Space areas are designated on the City's General Plan land use 
map, consisting of almost one half of the entire planning area. The vast major- 
ity of these areas are categorized as Greenways, with 0 to 2 dwelling units per 
acre permitted. The General Plan text states that “although it may appear that 
housing units conflict with the concept of open space, the intent of this 
category is to allow flexibility in preserving open space values... The Open 
Space category should not be confused with the “Open-Residential" classifica- 
tion...[which permits] large lot, ranchette-style homesites on the fringe of 
urban areas." 


The Greenways Open Space category is applied to the large Lime and Shell Ridge 
areas south and east of Ygnacio Valley Road, to the Acalanes Ridge area between 
Pleasant Hill Road and 1-680, and to Sugarloaf Hil] between Livorna and Rudgear 
Roads (see Map 1). In addition, the Rossmoor planned retirement community is 
surrounded by Greenways and the portion of Mt. Diablo State Park in the planning 
area is categorized similarly. Large Parks and Recreation facilities designated 
in the General Plan include the golf course along Rossmoor Parkway; the former 
Castle Rock Park (now part of Diablo Foothills Regional Park); the City-owned 
Boundary Oak Golf Course and Heather Farms Park on Ygnacio Valley Road; the 
Diablo Hills Golf Club; and several other smaller neighborhood and community 
parks. 


One extensive Agricultural Preserve area is also included as Open Space on the 
General Plan map. The Ginnochio pruyerty, two parcels totalling 680 acres, is 
under Williamson Act contract in the unincorporated area east of Northgate Road. 
A portion of the property that has been sold to the state as an extension of 
Mt. Diablo State Park is designated on the City plan as Agricultural Preserve 
and Greenways. 


The Core Area Plan sets development policies and standards for the downtown 


shopping district, extending from Walden Road on the north, to almost Rudgear 
Road on the south, westward along 1-680, and eastward along the Southern Pacific 
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right of way. The 1980 plan for downtown calls for buildout by the year 2000 of 
approximately 6.9 million square feet of office space, 2.8 million square feet 
of retail stores, 1,500 hotel rooms, and 5,000 housing units. A new draft plan 
was completed in 1985 to re-evaluate land uses in the Core Area and recognize 
the significant amount of office space construction which had been approved 
during the 1980's. This draft is still pending before the City Council. 


The 1985 draft Core Area Plan concentrates the greatest intensity of commercial 
development in the “Golden Triangle" area adjacent to the BART Station and in 
the Broadway Plaza/Town Centre retail area bounded by South California, South 
Main, Mt. Diablo and Olympic Boulevards (see Maps 2 and 3). In the Golden Tri- 
angle, four large office buildings (California Plaza, Tishman Office Center, 
Peri Executive Centre, and 1600 Riviera) totalling one million square feet of 
space were completed during 1984 and 1985 (see Map 3). West of the existing 
Broadway Plaza shopping area, the 350,000 square foot Towne Centre retail] com- 
plex was proposed for construction. However, the project, seeking an exemption 
from Measure H, the traffic control initiative passed by voters in 1985, was 
turned down by the electorate in November, 1986. 


In addition to the developments in the Golden Triangle, numerous other office 
buildings have been recently completed in the downtown area (see Map 3).. By the 
end of 1985, the Core Area contained approximately 4.5 million square feet of 
office space, with one half of that amount completed or under construction dur- 
ing the last two years. By comparison, in the Shadelands Office Park on Ygnacio 
Valley Road, the last office buildings completed in 1985 brought the inventory 
of total space there to approximately 2.7 million square feet. 


Staff estimates that by Summer, 1987, there will be approximately 5 million 
square feet of offices in the downtown. The draft 1985 Core Area Plan would 
allow another 1.1 million square feet of offices, as wel] as one million square 
feet of retail development and almost 2,000 housing units. 


The draft Core Area Plan also calls for strengthening the pedestrian-oriented 
shopping area along Main Street and preserving the auto sales and service 
activities on North Main and North Broadway (see Map 2). High density housing 
(up to 50 units per acre) is planned in several locations at the edge of the 
downtown, as well as on Civic Drive near the BART station. Very high density 
apartments (up to 100 units per acre) would be allowed in the Alma Avenue area, 
located in the southern portion of the Core Area. 


Under Measure H, further office construction and large residential projects in 
the City have been effectively blocked until major transportation improvements 
reduce peak hour traffic at identified critical intersections. The draft Core 
Area Plan, still pending before the City Council, calls for more than $40 mil- 
lion in new and improved roadway improvements. The draft plan also recommends 
lower building heights in some areas than allowed under the previous guidelines. 


The 1977 Transportation plan calls for several major roadway and freeway inter- 
change improvements to improve circulation in and around the Core Area. One of 
the most important improvements is the planned extension of South Broadway along 
the abandoned Southern Pacific railroad right of way from Newell Avenue to the 
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MAP 3 


WALNUT CREEK CORE AREA PROJECTS 


GOLDEN TRIANGLE OFFICE PROJECTS: 


. TISHMAN WEST (317,000 SQ. FT.) 
CALIFORNIA PLAZA (360,000 SQ.FT.) 
-oPERIMexECURIVE CENTER (185 000 SO?FT 2 

. WILLIAMSON 1600 RIVIERA (122,000 SQ.FT.) 


PP WH DMP._F 


OTHER LARGE PROJECTS: 


YGNACIO WEST (104,000 SQ.FT.) 

. GATEWAY CENTER (115,000 SQ. FT.) 

mess N= CARI FORNIA*( 350,000 SQ <F is ) 

. GROWERS SQUARE (190,000 SQ.FT.) 

. TOWN CENTER SITE 

10. MAIN CHANCE ESTATES (270 TOWNHOUSES) 
11. RAMADA HOTEL (320 ROOMS) 

12. POTTS OFFICE BUILDING (105,000 SQ.FT.) 
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Rudgear Road interchange on 1-680. This project would add a crucial southern 
entrance to the downtown. The 1977 plan also suggested that a proposed northern 
bypass of Ygnacio Valley Road using an extension of Parkside Drive be studied by 
Caltrans. However, that proposal has been deleted from the document. 


One of the major issues to be resolved during the debate over the draft Core 
Area Plan is the type of roadway improvements necessary for adequate east-west 
traffic flow through the downtown. The options include widening Ygnacio Valley 
Road or redesigning it as a one-way “couplet" system in conjunction with Pringle 
Drive serving as the other one-way arterial. The City Council has recently 
endorsed the "couplet" concept. 


The Alma Avenue Specific Plan covers a large one block area bounded by Olympic 
and California Boulevards, Botelho Drive and Interstate 680, in the southern 
portion of the Core Area. The building standards of the plan, adopted in 1985, 
call for high density housing up to 100 units per acre. Approximately 700 to 
850 apartment or condominium units could be constructed under the specific plan 
regulations, providing much needed housing in the downtown for workers who want 
to live close to their jobs. Offices and other commercial uses are also allowed 
along Olympic Boulevard, with the possibility of apartments over retail frontage 
on California Boulevard. The first project under the plan guidelines, a 148 
unit apartment building at a density of 89 units per acre, was approved by the 
City Council in June, 1986. 


Walnut Creek has also adopted two redevelopment plans for areas within the Core 
Area. The Mt. Diablo Redevelopment Project includes the site of the proposed 
Towne Centre department store complex as well as additional properties to the 
north and south. The redevelopment area is planned for retail and offices uses, 
consistent with the goals of the Core Area Plan. The South Broadway Redevelop- 
ment Project provides for pedestrian-oriented commercial activities along South 
Broadway and professional offices on Newell Avenue, also compatible with the 
Core Area Plan. 


Discussion of Other Relevant Plans or Ordinances 


The Northwest Walnut Creek Neighborhood Plan, a joint planning effort by the 
City and County, was approved by the City Council in 1978, but has never been 


implemented as part of the General Plan. The Northwest Area of the Walnut Creek 
is composed of three and one half square miles located north of Route 24 and 
west of 1-680. It includes the Larkey neighborhood within the City, as well as 
the unincorporated residential areas known as Linda Vista and Springbrook. The 
area contains some of the oldest housing in Walnut Creek, dating back to the 
turn of the century. 


Major issues identified in the Northwest Wainut Creek Neighborhood Plan included 
the need to upgrade existing single family homes; resolve land use conflicts 


between commercial and residential uses, especially in terms of through traffic 
on residential collector streets; address historic storm drainage problems; in- 
adequate capacity and unaesthetic strip commercial development along North Main 
Street; and expansion of park and recreation facilities in the area. An obsta- 
cle to resolving these issues was the haphazard jurisdictional boundaries of 
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incorporated and unincorporated lands. As the City has gradually annexed 
properties in the area over the years the jurisdictional difficulties have been 
erased. 


Consistency of Plans in the Sphere 


The Sphere of Influence for Walnut Creek includes the Saranap, Castle Crest and 
Linda Vista-Springbrook unincorporated areas between the City limits and 
Lafayette City line, south and north of State Route 24; the Oak Road area south 
of the Pleasant Hill BART Station; the Walnut Knolls-Mt. View Boulevard neigh- 
borhood, an unincorporated pocket surrounded by the City; the La Casa Via area, 
another unincorporated island behind the John Muir Hospital complex; and the 
Northgate-Castle Rock Road area (see Map 4). It should be noted that the plan- 
ning area boundary reflected in the Walnut Creek General Plan map includes open 
space property on the east and south sides of the City beyond what is included 
in the Sphere of Influence boundary. 


In the Saranap area, the County General Plan designates most of the neighbor- 
hoods as Single Family Residential - Medium Density, allowing 3 to 5 units per 
net acre (see Map 5). This is fairly consistent with the City's General Plan, 
which indicates a Single Family - Medium Density category of 2.4 to 4 units per 
gross acre. Along the wide portion of Boulevard Way south of State Route 24, 
the County land use map designates numerous frontage properties for Retail 
Shopping or Commercial, while the City map shows only a limited amount of land 
reserved for General Commercial uses. 


The City designates parcels along Saranap Avenue and Boulevard Way for Multiple 
Family - Medium Density housing (12 to 22 units per gross acre), with lower 
density apartments (7 to 12 units per acre) planned for the neighborhood between 
Boulevard Way and Warren Road (refer back to Map 1). The densities adopted by 
the City are lower in this area than the County policy. The County General Plan 
allows high density multiple family housing near the Saranap/Boulevard Way 
intersection (21 to 29 units per net acre). This area of Saranap is undergoing 
redevelopment of some single family properties to newly proposed apartment 
buildings. Properties further south toward Warren Road are designated by the 
County for medium density multiples (12 to 21 units per acre). The area along 
Boulevard Way near Del Hombre Circle is also planned for medium density apart- 
ments or condominiums. 


At the intersection of Olympic and Tice Valley Boulevards, the County General 
Plan designates frontage properties for Retail Shopping activities, with a 
Limited Office category applied to several properties along Olympic east of Tice 
Valley. On Boulevard Way north of Olympic, a Transitional Use designation sepa- 
rates the commercial parcels at the intersection from single family homes 
further north. South of Olympic Boulevard, frontage land along Tice Valley 
Boulevard is planned for multiple family buildings at either low (7 to 12 units 
per net acre) or high density (21 to 29 units per acre). In contrast, the 
Walnut Creek General Plan indicates General Commercial on three sides of the 
Olympic/Tice Valley intersection with multiple family housing allowed at low 
density (7 to 12 units per acre) further south along Tice Valley. 
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CONTRA COSTA COUNTY GENERAL PLAN AREA: 


SARANAP (WALNUT CREEEK) 


MAP 5 
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The County General Plan also designates the Las Trampas Creek channel throughout 
the area as Open Space, with a hiking trail indicated from the Walnut Creek City 
line westward to a footbridge at the end of Dewing Lane. The City's plan does 
not designate the creek corridor for any recreational uses. 


The Castle Crest unincorporated neighborhood is located between Rossmoor and the 
1-680 freeway. The County General Plan designates residential properties in 
this area for low density development (1 to 3 units per acre) identical to the 
City's category in the area (see Map 6). The City also shows a Neighborhood 
Park off Danville Boulevard near Cerro Vista Lane, which the County plan does 
not indicate. Likewise, in the Linda Vista-Springbrook neighborhoods north of 
Route 24 and east of the Lafayette City limits, the Walnut Creek General Plan 
indicates Single Family - Low Density (1 to 2.5 units per acre), which is 
similar to the County's Single Family - Low Density (1 to 3 units per net acre) 
designation. 


Along the Oak Road corridor, south of Treat Boulevard, several multiple family 
projects have been constructed over the last five years in the City and County 
in response to housing needed for office workers in the Pleasant Hil] BART sta- 
tion area. The Walnut Creek General Plan map indicates Multiple Family - High 
Density (22 to 30 units per gross acre) on both sides of Oak Road between Treat 
and the Contra Costa Canal, which matches the residential densities allowed 
under the County plan (see Map 7). 


The large office buildings under construction on parcels south of Treat Boule- 
vard are not represented on the City plan, however. The City map also 
mistakenly indicates a neighborhood park north of the canal, when it is actually 
located south of the waterway. The County General Plan for the residential area 
between the canal and Walden Road, east of Oak, was amended in May, 1985, to 
permit high density apartments and two projects are currently under construction 
or recently completed. The City plan in this area still shows a Single Family 
designation. East of the Southern Pacific right of way, the allowable densities 
for the unincorporated neighborhood is consistent under both the City and County 
policies (Single Family - Medium Density). The City policy for the undeveloped 
30 acre Hale Ranch, between the Walnut Creek channel and the City line, differs 
from the County plan. The County designates two-thirds of the site for Single 
Family - High Density housing, while the City shows it for Open Density housing 
(0 to 1 unit per acre). 


Fast of the Pleasant Hill BART station the County has recently (March, 1986) 
adopted the Cherry Lane North General Plan Amendment to allow high density 
multiple family housing between Del Hombre and Cherry Lane (see Map a); 
F.oposals are currently pending before the County to construct over 800 
apartment units in the area. The Walnut Creek General Plan shows the area 
planned for low density housing. 


There are three pockets of unincorporated land within the Walnut Creek City 
limits: a small portion of the Bancroft Village townhouse development; the 
Walnut Knolls - Mt. View Boulevard neighborhood; and the La Casa Via area. 
Almost all of the previously unincorporated properties of the Bancroft Village 
project and adjacent lands were annexed into the City in early 1986. The only 
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MAP 6 
CONTRA COSTA COUNTY GENERAL PLAN AREA: WALNUT CREEK AND VICINITY 
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BASE MAP PREPARED BY THE CONTRA 
COSTA COUNTY COMMUNITY DEVELOPMENT 
DEPARTMENT: AUGUST 1986 
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MAP 7 


SINGLE FAMILY RESIDENTIAL -LOW DENSITY PLEASANT HILL BART AREA 


CONTRA COSTA COUNTY GENERAL PLAN 
SINGLE FAMILY RESIDENTIAL -MEDIUM DENSITY 
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portion of the large project that is still in the County is under construction, 
and will be annexed when it is completed and occupied. The City's General Plan 
has recently been modified to reflect the County Plan in this area. 


The Walnut Knolls neighborhood north of Rudgear Road is designated for Single 
Family - Low Density housing, identical to the City's plans for the area. Resi- 
dents in this neighborhood are petitioning the City to annex the area. Another 
very small unincorporated pocket along Nob Hill Drive shows a similar conformity 
between City and County plans. There is only one vacant property of any sub- 
stantial size (approximately 15 acres) that could be developed in this area of 
Walnut Creek. 


The unincorporated La Casa Via area is located between the John Muir Hospital 
medical complex and the beginning of the City's Shell Ridge Open Space. As pre- 
viously discussed, the City of Walnut Creek has adopted a Specific Plan that 
includes most of this unincorporated area. The plan policies seek to preserve 
the rural atmosphere along La Casa Via, a semi-improved roadway. The City 
guidelines limit any development to one unit per acre, with two units allowed 
under certain circumstances. The County General Plan in this area complements 
the City policies, designating most of the properties Single Family - Very Low 
Density development (0 to 1 unit per net acre). At the time of this writing, 
there is a request pending before the County to amend the General Plan to allow 
construction of a senior citizens apartment complex on La Casa Via. 


In the Northgate-Castle Rock area between the Walnut Creek City limits and Mt. 
Diablo State Park the County plan also restricts development to very low density 
ranchette-style homes on a minimum one acre lot. This land use category 
corresponds with the City's plan in the area for Open Residential densities. 


Consistency of Plans Within the City 


The County General Plan accurately portrays residential densities within the 
City of Walnut Creek, except for the area on the edge of the downtown Core Area. 
The County plan indicates a strip of Multiple Family - Medium Density housing on 
the east side of the downtown from Ygnacio Valley Road to north of Rudgear Road 
(see Map 4). In contrast, the City plan shows a combination of low and high 
density multiple family housing, as well as single family residences, Central 
Commercial and Research and Development uses along the edge of the downtown 
dAISCPICL. 


The County's plan for the Core Area does not specify individual non-residential 
uses, instead coloring the whole downtown district as Commercial. The County 
also does not show the ,»portant planned extension of South Broadway from Newel | 
Avenue to a new I-680 interchange near Rudgear Road. 


On the west side of the Core Area, the County's land use map also designates 
medium density multiple family housing on either side of 1-680, stretching west- 
ward along Camino Diablo (the frontage road north of Route 24). These areas on 
the City plan are shown for multiple family apartments and offices in the Core 
Area, and Service Commercial along Camino Diablo. The County plan also 
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indicates an area for multiples west of 1-680 and south of Alvarado Avenue, 
which is planned by the City for multiple and single family housing. 


The County General Plan designates some individual neighborhoods along Walnut 
Avenue for low densities (1 to 3 units per net acre), reflecting existing 
development, while the City applies a Single Family - Medium Density designation 
(2.5 to 4 units per gross acre) to al] housing in the area. 


The County plan does not contain detailed land use categories to depict separate 
uses in the area around Heather Farms Park, instead categorizing the entire area 
for single family residences. The Walnut Creek General Plan indicates Parks and 
Recreation for Heather Farms and the private Diablo Hills Golf Club golf course, 
with high density single family homes and medium density apartments between the 
parklands. Additionally, the County map inaccurately portrays the extent of the 
Light Industrial area of Shadelands Business Park. 


Finally, in terms of Open Space areas, the County shows most of Shell Ridge as 


Agricultural Preserve, while the City designates a majority of the open Jands as 
Greenways. 
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V. LAMORINDA CITIES 
Lafayette 


Moraga 
Orinda 


= oes 


SUMMARY 


The Lafayette-Moraga-Orinda area of Contra Costa County (referred to collective- 
ly as “Lamorinda") is primarily composed of woodsy, affluent single family 
neighborhoods with smal] downtown commercial centers. Due to its proximity to 
the employment centers in Oakland and San Francisco, the area was one of the 
first locations to be suburbanized soon after the Caldecott Tunnel was opened in 
the late 1930's. The three communities were among the Jast to incorporate in 
the County: the Cities of Lafayette, Moraga, and Orinda formed in 1968, 1974, 
and 1985, respectively. 


The Lamorinda area is considered to be largely “built out," with few significant 
sites left to be developed. In terms of General Plan consistency between the 
County and the three cities, the only notable differences occur within Lafayette 
and Moraga. The County General Plan for some residential neighborhoods desig- 
nates slightly higher densities than the City plans, and not all ridgelines are 
set aside in Open Space categories, as in the Lafayette and Moraga maps. 


Because the draft Orinda General Plan (pending adoption at the time of this 


writing) is largely based on the previous County plan, the only significant 
differences between the two in the £1 Toyonal-Sullivan Ranch area. 
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CITY OF LAFAYETTE 


Status of General Plan Elements 


Land Use Element 

Open Space - Conservation Element All elements adopted in 1974, and 

Parks & Recreation Element revised since. 

Public Buildings and Facilities Element 

Circulation Element Adopted in 1974, major revision in 
in 1985. 

Safety Element 

Seismic Safety Element Technical Elements adopted in 

1976. 

Scenic Routes Element 

Noise Element Adopted in 1977. 

Housing Element Adopted in 1986. 

BART Block Specific Plan Adopted in 1986. 


Redevelopment Plans 


(none) 


General Plan Land Use Categories 


Lafayette 
RESIDENTIAL 
Units/ Units/ 
Gross Acre Net Acre* 
Single Family (0.2=2) (033-223) 
(1-4) 6163-5,.09 
Multiple Family (11-17) (13.2=20.4) 
(15-35) (18.0-42) 


Assumes 25% of the land for single family homes, 


housing, is reserved for other uses iyoads , Zetec.) 


eee 


Contra Costa County 
(Lafayette Area) 


Units/ 
Net Acre 
Single Family: 
Low Density (1-3) 
Medium Density (3-5) 
High Density (5-7) 
Multiple Family: 
Low Density (7ei2) 


Medium Density (12-21) 


and 20% for multiple family 
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General Plan Land Use Categories (continued) 


Contra Costa County 


Lafayette (Lafayette Area) 


PUBLIC RELATED 


Public Public and Semi-Public 
Semi-Public 
OPEN SPACE 
Open Space (.05 to 0.3 units General Open Space 
per acre) Parks & Recreation 
Private Recreation 
EBMUD Lands 
AGRICULTURE 
Agriculture Agricultural Preserve 


Discussion of Plans 


The Lafayette General Plan, consisting of most of the plan elements, was adopted 
in 1974 and has been amended since then, although it has not undergone a major 
revision. The most recent Housing Element was adopted in 1986, while the Circu= 
lation Element was updated in 1985. In addition, the City recently adopted a 
specific plan for the Jarge commercial downtown block, adjacent to the BART 
station. 


The principal goal of the City's General Plan is to “preserve and enhance the 
character of Lafayette as a low density, semi-rural residential community." In 
order to accomplish this, the plan includes land use designations that mandate 
low single family densities. Most of the residential properties within the City 
are designated for lot sizes of no less than one-quarter of an acre (see Map il he 
The lowest density residential category limits construction to 0.2 to 2 units 
per acre (homes on one-half to 5 acre lots). In addition, the Open Space desig- 
nation in the plan which covers al} of the hilly areas in the City restricts 
ranchette-style homes to lots ranging from 3 to 20 acres. 


The Lafayette General Plan map indicates three areas along Mt. Diablo Boulevard 
where apartment or condominium units are appropriate. One site adjacent to the 
Lafayette Cemetery near Pleasant Hill Road is occupied by a multi-family 
project. The other locations are behind commercial properties south of Mt. 
Diablo Boulevard. This area is presently a mixture of single and multiple 
family buildings on small lots. The Housing Element of the General Plan 
estimates that approximately 150 apartment units could be constructed in this 
residential area adjacent to the downtown if the smaller residential lots were 
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to be redeveloped. Only about 16% of the City's housing stock is composed of 
apartments or condominiums and the majority of these units were constructed 
prior to 1970: 


There is very little land left in the city that has not been developed. The 
Housing Element estimates that approximately 450 additional single family homes 
could be built on vacant lots, although almost all of these lots are in hilly 
areas that would require extensive soils investigation to determine development 
potential. 


The City's plan for the central business area states the intent to concentrate 
the town's commercial activities near the BART block and "to find alternate, 
substitute uses for the presently commercially zoned areas of Mt. Diablo 
Boulevard outside the Retail Core." The plan designates a Special Use area 
along the Boulevard east of the retail district, where al] heavy commercial, 
light industrial, auto sales and service activities are to be located. 


The City recently adopted a Specific Plan for the heart of the downtown, the 
BART block. The plan contains little in the way of new Jand use policies, but 
explicitly states what kind of development and design guidelines the City 
expects for the area. Much of the block is owned and will be developed by Peter 
Bedford Associates. The BART Block Specific Plan requires new buildings to 
create amenable pedestrian walkways, to save certain brick structures and a 
large eucalyptus tree, and to open up the culverted portions of Happy Valley 
Creek which flows through the area (see Map 2). 


Fast and west of the BART block along Mt. Diablo Boulevard, the General Plan 
designates two Special Use Areas (see Map 1). These portions of the City's main 
arterial are to be reserved for “offices, multiple-family residences, motels and 
a limited number of appropriate commercial uses such as restaurants." The 
specific zoning regulations that the City has adopted over the years, however, 
have tended to restrict office uses in favor of other uses along Mt. Diablo 
Boulevard in an effort to avoid increases in peak hour traffic congestion, and 
to provide: essential services and enhance the City's sales tax base. For 
example, the largest recent commercial construction in the City has been the 140 
room Lafayette Park Hotel at the east end of the boulevard. The owner would 
have rather built offices on the site, but the zoning would not allow it. 


Large portions of Lafayette are included in public or semi-public and open space 
categories. East Bay Municipal Utility District operates the Lafayette 
Reservoir and owns 800 acres of adjacent watershed lands on the southwestern 
edge of the City. The East Bay Regional Park District has acquired much of the 
propert. along Lafayette Ridge for expansion of Briones Regional Park along the 
northern City boundary. Las Trampas Regional Park forms the southeastern 
border of the City. 


In terms of transportation policies, the updated Lafayette Transportation 
Element notes that some major arterials and intersections within the City (St. 
Mary's and Moraga Roads, Pleasant Hill Road, portions of Mt. Diablo Boulevard, 
Reliez Station/Glenside Roads) are operating at near capacity, although no new 
road construction or widenings are planned. The proposed Gateway Boulevard, a 
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CITY OF LAFAYETTE BART BLOCK DEVELOPMENT PLAN 
MAP 2 
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limited access parkway planned to connect Highway 24 east of the Caldecott 
Tunnel with Moraga Way in Moraga, would have the effect of reducing traffic 
through Lafayette. 


Discussion of Other Relevant Plans or Ordinances 


The City of Lafayette has adopted regulations limiting the number of homes that 
can be constructed in hilly open space areas. As in the case with other 
hillside development ordinances, the regulations require a larger lot size per 
housing unit as the overall slope of the terrain increases. City regulations 
also contain language to assure the protection of major ridgelines from 
development. 


Consistency of Plans in the Sphere 


The Lafayette Sphere of Influence is contiguous with the City limits on the 
north, west, and south. On the east side of the City, the Lafayette Sphere 
encompasses a portion of the unincorporated Saranap area along Juanita Drive. 
There is one other much smaller unincorporated area in the northern portion of 
the Lafayette Sphere, consisting of the Lafayette Hills subdivision now under 
construction. 


There are few development possibilities within the Sphere of Influence area and 
the City does not anticipate any significant annexations in the future. The 
Housing Element states that “the City does not encourage annexations for 
economic reasons (since the City levies no property tax and derives no revenue 
therefrom). The City might, however, be required to accept certain properties 
that are topographically, drainage or access dependent, or where the City could 
reasonably be expected to absorb the effects of further development on such 
parcels." 


In the Saranap area, the County General plan designates the residential 
neighborhood for medium density homes (3 to 5 units per net acre). The 1974 
Lafayette plan did not designate any densities in the area outside of the (then) 
adopted City limits. The E1 Curtola neighborhood east of Montecito Schoo] was 
annexed into the city in 1983, and the General Plan was amended to include the 
area. 


As already noted, the only other unincorporated lands within the City's Sphere 
of Influence is the Lafayette Hills subdivision located along Greenhills Drive, 
off Taylor Boulevard. The County General Plan allows Single Family 
Residential-Low Density development of the site (1 to 3 units per acre), while 
the Lafayette plan calls for Open Space on most of the property (3 to 20 acre 
minimum lot size). A subdivision of 47 custom homes is currently under con- 
struction. The project was scaled down from the original proposal in response 
to concerns raised by the City and nearby homeowners concerns. 


Although outside the Sphere of Influence boundary for Lafayette, there are other 
unincorporated areas that are of concern to the City. In the Springbrook neigh- 
borhood north of Highway 24, proposals to construct offices on a parcel] off 
Dunsyre Drive provoked protests from the City, which believes the area of 
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unstable soils and narrow access roads is suitable only for single family homes. 
Another withdrawn proposal to build 30 homes on the Buckeye Ranch at the top of 
Springhill Road on Lafayette Ridge is of concern to the City. In the Saranap 
neighborhood (the portion of the area within the Sphere of Influence for Walnut 
Creek), the City is concerned that any approved projects which are large traffic 
generators may increase circulation problems at the Olympic Boulevard/Pleasant 
Hil] Road intersection. 


Consistency of Plans Within the City 


The major inconsistency between the General Plans of the City and County within 
the Lafayette corporate limits involves the designation of ridgelines in the 
central portion of the City. The City map categorizes most ridges as Open Space 
(.05 to 0.3 units per gross acre allowed), while the County General Plan desig- 
nates only the Lafayette Ridge and the Las Trampas area in this classification. 
The majority of residential areas in the City are designated by the County for 
low density homes (1 to 3 units per net acre), with medium density (3 to 5 
units) allowed in the developed Burton Valley, and in the neighborhoods south, 
west, and north of the downtown. Multiple Family Residential-Low Density 
structures (7 to 12 units per net acre), are planned adjacent to the downtown 
and near the Highway 24/Pleasant Hill Road interchange. 


In contrast, most of the single family residential densities allowed by the City 
in the existing neighborhoods are much lower than the County, either in the 
range of 1 to 4 units per acre, or 0.2 to 2 units per acre. However, the County 
plan calls for lower density multiple family projects on the perimeter of the 
downtown than the Lafayette map. The County also locates an area of apartment 
housing near the Special Use category employed by the City along Mt. Diablo 
Boulevard, east of the BART station. 
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CITY OF MORAGA 


Status of General Plan Elements 


Land Use Element 
Circulation Element 
Conservation Element 
Open Space Element 


Seismic Safety Element All elements adopted in 1979, with 
Noise Element amendments since then. All elements 
Scenic Highways Element are now in revision by the City. 


Recreation Element 

Parks Element 

Urban Design Element 

Public Services Element 
Historical Resources Element 


Housing Element Adopted in 1984. 


Redevelopment Plans 


(none) 


General Plan Land Use Categories 
Contra Costa County 


Moraga (Moraga Area) 
RESIDENTIAL 
Units/Gross Minimum Lot Units/ 
Acre Size (san Ti.)% Net Acre 

Open Space/Residential (1 per 5, 10, 20 acres or larger) 
Single Family C023 40,000 Single Family: 
Single Family ae 10 ,000-30,000 Low Density (1-3) 
Single Family (2) 10,000-20,000 Medium Density (3-5) 
Single Family (39 10,000 High Density (5-7) 
Multi Family (6) Multiple Family: 


Low Density (7-12) 


* Does not include additional lots or smaller lots that may be approved under 
certain cases (e.g. density transfer or bonus). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Moraga (Moraga Area) 
COMMERCIAL 
Community Commercial 
Limited 
OREICE 
Office Limited Office 
INDUSTRIAL 
(none) (none) 
PUBLIC RELATED 
Community Facilities Public and Semi-Public 
OPEN SPACE 
Public Open Space-Study General Open Space 
Public Parks 
AGRICULTURE 
(none) (none) 


Discussion of Plans 


The Moraga General Plan, with all state mandated elements as well as several 
optional topics (Recreation, Parks, Urban Design, Public Services, Historical 
Resources), was adopted in March, 1979. Since then, a revised Housing Element 
was adopted in 1984, replacing the 1979 element. At the time of this writing, 
all General Plan elements are being reviewed and updated by City staff. 


As in the case of Lafayette and Orinda, Moraga is an affluent suburban 
community composed primarily of single family homes on large lots. The 
residential land use categories employed in the General Plan reflect the 
City's low density. Most of the neighborhoods in Moraga are designated for 
only one to three units per gross acre, with lots sizes required to be a 
minimum of 10,000 sq. ft. (about one quarter of an acre). According to the 
Land Use Element of the plan, density transfers or density bonuses may be 
applied to increase the number of minimum lot sizes in a project or to allow 
up to 10 percent of the lots to be less than 10,000 sq. ft. However, the 
overall ensity of a subdivision may not exceed the General Plan maximum 
unless the project is contiguous to an existing multiple family or commercial 
area. 


Low density residential uses are designated on the General Plan map throughout 
the City, with ridgelines and some hilly properties designated Private Open 
Space (no-more than one home per five acres) (see Map 1). The only multiple 
family category in the plan allows six units per net acre, equivalent to a low 
density condominium or townhouse project. A General Plan policy states, 
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Residential 


Private Open Space 
One Dwelling Unit per Five Acres 


¥ Single Family 
ae One Dwelling Unit per Acre 


a Single Family 
Two Dwelling Units per Acre 
gery Single Family 
Ns Three Dwelling Units per Acre 


Multi Family 
Six Dwelling Units per Acre 


Commercial 


Community 


(P) Alternate Park Site 
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Community Facilities 


gry Fire Station 
| 8 Library 
BOD coiese 
gEX Hy Schools: E — Elementary 
| — Intermediate H — High 
[s] Study — See Text 


Circulation-Arterials 
Local 


Lafayette 


aumemee TWO Lane — Existing 
Ge «Four Lane — Existing 0 600 1200 2400 


—.--—— Town Limits 


Note: Gross densities implied may not be achievable due to 


environmental constraints and site development standards Vicinity Map 


Moraga, California 


General Plan 


Adopted by Town Council March 1979 


Town of Moraga 


Adopted by Planning Commission May 1978 


The correct designation for 
St. Mary’s Road is a two-lane arterial 


MAP 1 
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however, that multi-family densities may be increased up to 30 percent through 
a planned development zoning process if the additional units provide housing 
opportunities to “citizens of limited means" (80 percent of the median local 
income). The upper density limits of moderate income projects is eight units 
per net acre. Low density apartments or condominiums are allowed on proper- 
ties adjacent to the City's commercial center near the intersections of Moraga 
Way, Moraga Road, and St. Mary's Road. The only other locations for multiple 
family housing are along Rheem Boulevard and along Ascot Drive. The General 
Plan notes that the existing Ascot Drive multiples were approved prior to the 
City's incorporation in 1974, and were “one reason Moragans wanted to have 
control over future planning." 


The two commercial areas in the City are designated for Community Commercial 
and Limited Commercial uses, with a requirement that al} commercial develop- 
ment be “generously landscaped" with substantial setbacks. The only location 
jin the City where offices are permitted is along Moraga Way near the City 
offices. Office buildings are limited to two stories or 35 feet. 


Several ridgeline areas within the City are designated on the 1979 General 
Plan map as Public Open Space-Study. Two of the largest study areas north and 
south of Rheem Boulevard were amended in 1983 to allow the construction of 
approximately 110 homes (the Northwood North and South developments), at an 
average density of one unit per four acres. The other Public Open Space-Study 
designations in the General Plan apply to the ridgelands southwest of the 
Moraga Country Club Estates; the ridgelands west of St. Mary's Road; and the 
hills that separate St. Mary's College from the Saunders Ranch subdivision now 
under construction in the southern portion of the City. 


The General Plan states that areas depicted as Public Open Space-Study may be 
approved for low density development in accordance with density transfer 
policies “based upon a detailed site analysis as part of negotiations to 
acquire the land as public open spacew ei ihe! sstatus or etne Public Open 
Space-Study areas, as wel] as some lands designated as Private Open Space, has 
been modified by Measure A, an initiative approved by the voters in April, 
1986. Measure A repealed the General Plan Amendments allowing construction of 
the two Northwood housing projects. The measure also limits development to 
one home per five acres in Open Space areas and to one home per 20 acres on 
steep hillsides or properties with unstable soils. 


There are two other areas in the City that are designated for further study on 
the General Plan map. A large area on the eastern edge of Moraga along 
Bollinger Canyon Road is to be studied in conjunction with the City of 
Lafayette and the County (see the discussion in the following section). In 
addition, the 1979 General Plan map showed a study area along the proposed 
alignments of Gateway Boulevard, a circular parkway at one time planned to 
link Highway 24 through Orinda, Moraga, and Lafayette. However, in 1981 the 
plan was amended to delete all references to the Gateway and Brookside 
connections. In recent months, the City has reiterated its opposition to any 
new arterial in the Gateway Valley. 
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Discussion of Other Relevant Plans or Ordinances 
(none) 
Consistency of Plans in the Sphere 


The Sphere of Influence adopted for Moraga is contiguous with the City's 
corporate limits. Consequently, there are no unincorporated lands within the 
Sphere. 


The General Plan map for the City includes land use designations for an area 
slightly larger than the City limits, extending into Lafayette, Orinda, and 
County lands to the south and east. Although the City is concerned about the 
traffic impacts of developments approved in the two adjoining cities, Moraga 
4s also concerned about access to any further residential projects along 
Bollinger Canyon Road, part of which is in the unincorporated County. The 
1979 General Plan designated a large study area on the east side of the City, 
including County properties. 


A specific goal included in the plan states that further building on lands 
served by Bollinger Canyon Road will be discouraged until a joint study with 
Lafayette and the County is completed. In particular, an alternate access 
route off St. Mary's Road should be investigated before any additional 
residential development is approved in the hilly, unstable valley. The joint 
planning study between the two cities and the County has recently been 
reactivated as of this writing. 


Consistency of Plans Within the City 


There are major inconsistencies between the land uses depicted on the City and 
County General Plans within Moraga. The County map shows most properties des- 
ignated as Single Family Residential - Low Density (1 to 3 units per net acre) 
or Medium Density (3 to 5 units per net acre); allowing higher density overal] 
than the City plan. The County does not indicate any open space areas along 
the City's ridgelines, except in the extreme eastern and southern portion of 
the incorporated area. 


The multiple family category used by the County allows significantly higher 
densities (7 to 12 units per net acre) than the City's multiple category (a 
maximum of 8 units per acre). The County plan designates more properties for 
apartment construction than the City near the commercial areas at Rheem Boule- 
vard and Moraga Road. Additionally, the County map shows a larger expanse of 
commercial and office uses in the two shopping districts than the City pien. 
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CITY OF ORINDA 


Status of General Plan Elements 


Land Use Element 

Circulation Element 

Open Space Element 

Housing Element 

Conservation Element All elements contained in the draft 
Safety Element General Plan (July, 1986). 

Noise Element 

Parks Element 

Schools Element 


Redevelopment Plans 


(none) 


General Plan Land Use Categories 


Orinda Contra Costa County 
(Draft General Plan, 1986) (Orinda Area) 
RESIDENTIAL 
Units/ Units/ 
Net Acre Net Acre 
Single Family: Single Family: 
Very Low Density (5-10 acres per unit) Low Density  § (1-3) 
Low Density (1=2) 
Multiple Family: (6-10) Multiple Family: (7-12) 
COMMERCIAL 
Community Business Commercial 
OPELGe 
Business and Professional Offices Limited Offices 
INDUSTRIAL 
(none) (none) 


PUBLIC RELATED 
Public and Semi-Public Public and Semi-Public 
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General Plan Land Use Categories (continued) 


Orinda Contra Costa County 
(Draft General Plan, 1986) (Orinda Area) 

OPEN SPACE 

Open Space General Open Space 

Parks and Recreation 

UGA Cy 
AGRICULTURE 

(none) (none) 


Discussion of Plans 


The City of Orinda was incorporated in July, 1985. Land use policies were 
previously found in the Orinda Area General Plan, adopted by the County in 
1973. The new City government has recently published a document containing 
draft General Plan policies with accompanying land use maps. As of this 
writing, the draft plan has not yet been formally adopted. 


The proposed Orinda General Plan (Volume 1: Plan Policies, draft, July, 1986) 
depicts a planning area that includes unincorporated lands in the Siesta 
Valley, in a portion of the Gateway Valley, and near the unincorporated 
community of Canyon. Almost all residential properties are designated for low 
densities (1 to 2 acres per net acre), with lower densities required as the 
slope increases. The Single Family - Very Low Density category requires a 
minimum lot size of 5 to 10 acres, and is applied to the £1 Toyonal Road area 
and properties off Bear Creek Road (see Map 18 


The draft Orinda General Plan shows a multiple family designation on the 
existing Senior Village and Brookwood Road developments. The only other loca- 
tions planned for apartments or condominiums, at an allowable density of 6 to 
10 units per net acre, are on the eastern half of the Santa Maria Church, on 
properties further east along Altarinda Road, and in the Gateway Valley. If 
the Pine Grove School property off Altarinda Road is sold to a private devel- 
oper, the plan states that the site would be appropriate for a park, multiple 
family housing, or offices, following adoption of a General Plan Amendment. 


The Gateway Valley, Orinda's “last frontier" of undeveloped lands to the west, 
is to be the subject of a Specific Plan Study. T 23 draft General Plan text 
states that any proposed development shal} include, «o the extent feasible, a 
mixture of several uses. Favored uses include a quality conference cen- 
ter/hotel complex, limited office and retail development, condominium housing, 
and a possible community park. Four-fifths of the Gateway area is to remain 
in open space and the former quarry is to be cosmetically graded and planted. 
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Figure 1: GENERAL PLAN MAP | 


RESIDENTIAL: SINGLE FAMILY VERY LOW DENSITY 
(5-10 acres per unit) 


termediate School 


PUBLIC AND SEMIPUBLIC 


RESIDENTIAL: SINGLE FAMILY LOW DENSITY 
(1-2 units /acre) 


PARKS AND RECREATION 
(“P* denotes public use) 


RESIDENTIAL: MULTIFAMILY 
(6-10 units/ acre) 


UTILITY 


BUSINESS AND PROFESSIONAL OFFICES 
(See Downtown Inset) 


OPEN SPACE: Preservation of Natural R 


esources, M d 
Production of Resources, Public Health & si 


Safety 


COMMUNITY BUSINESS 
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The Housing Element contained in the draft General Plan anticipates that 200 
additional residential units could be approved by 1990 under the new policies. 
The Specific Plan for the Gateway Valley could include several hundred units, 
some of which would be multi-family units. 


In the downtown shopping district, the proposed land use policies favor retail 
stores and services needed frequently by City residents by limiting office 
development in retail areas. The plan does not envision any expansion of the 
land area designated for commercial or office uses, but does propose certain 
roadway and intersection improvements (see Map 2). In the Orinda Village 
shopping area north of Highway 24, the plan calls for the construction of a 
private street with public access allowed, along the San Pablo Creek channel. 


In terms of circulation improvements, the draft Orinda General Plan advocates 
the completion of the Gateway Boulevard as a two-lane arterial connecting the 
Highway 24 interchange with Moraga Way in Moraga. The plan states that such 
an arterial would remove one third of the peak hour commuter traffic off 
Moraga Way in Orinda. The plan also calls for the reconnection of E1] Toyonal 
Road through the Sullivan Ranch property to Wildcat Canyon Road on an align- 
ment "that results in the least environmental disruption." Camino Pablo is 
recommended for upgrading into a new two-lane parkway between Bear Creek and 
Miner Roads, to bypass the existing road. 


Discussion of other Relevant Plans or Ordinances 


The draft Orinda General Plan states that the North Orinda Specific Plan, 
adopted by the County in 1973, shall remain in effect. The specific plan, 
although not a part of the County's General Plan, was intended to implement 
and provide development guidelines for the previously adopted Orinda Area 
General Plan. The North Orinda area includes a 1,500 acre portion of the City 
north of Highway 24 and Camino Pablo, and south of Bear Creek Road. The plan 
contains numerous design standards which seek to minimize impacts on the hilly 
topography, save ridgelines from inappropriate development, and insure that 
the narrow, winding roads in the area are not overburdened. 


Numerous implementing ordinances to carry out the policies in the draft Orinda 
General Plan are recommended. These ordinances, to be adopted after the 
General Plan is approved, include: requiring developer fees to finance 
roadway improvements or transportation management programs, establishing 
zoning in the downtown district to require retail businesses or services on 
the ground floor of new buildings; establishing design guidelines in the 
downtown; setting dedication and in-lieu parkland fees for new subdivisions; 
allowing second units to we constructed in single family residential 
neighborhoods; and requiring tnat a certain portion of the units in approved 
multi-family developments be affordable to low and moderate income households. 


Consistency of Plans in the Sphere 
Since the City of Orinda was incorporated in July, 1985, the Contra Costa 


Local Agency Formation Commission (LAFCO) has formally adopted a Sphere of 
Influence for the new city, which is contiguous with the corporate limits. 


sto oue 


yeast ee eb ade AT 1S we? sec) cares: 
7c. myrsaweseto> anf 40) afiss nefy 982 (BS y avert 
‘ets Ps eidec iz 


t & H 
& 7 ' a] =] 7 cee 
seitae Fevh ius: Binoy 
f A tesa Wye) #8fariag eeu. bas! GOT” 

Rilcy @2370& patsigii wt esfabfee Je Ste: i if 
fee = eee Meleneyes yan eoteivne 50: > reli@ ect 
= - ii a 
a (ALBI303 “S2006%n 2605 ted cee cf Vie » fe 
= oa 

i= 


PRES fasened eins +< St & . 
ahr TEINBTAG GHET + oy: . Bsvaluoe 
i eesere fet be) -epsagt nt veW sys 


> FSP yet - WGA dbs ay ty; Be 
PAF Lertese sat vot e ists 
Rens. rhexdl pee Faw Sa00l tN uF €2729050 Ao 
* matigue | trameeyivne sesef ‘ 
REsCEC. VENIISG Oréf=mws Kan Gg eg 
VEST. BAGS : 
feohsartiat. 1 2A fagvei 
a abo TO HENSY wit Say gotaz 
ae re eee } (ane - 
8 oy ys gaa SAW eS (an Siten = wir iS 3 


iv » * . 

5 Silane Miewetvev= off aot cant fepine 
i. ets 10g Made OO I cs aebu oars ia! 
7" fe btga oy en5 C vise Bite trig ' 


of ih ePoeqmi Strataioa ©} News fot te ct vat: 

‘dees Tvs SAT (devas “t mar 

Sehen*ueveyn “ar iA Bonk 3 

FAVO BAT nt zelsifoq add tue ers of 205 
u's  Sefatbe e¢ oo... caer @ e2anT 
SP e557 weeoleyeb peri uces bia f-3n 3 ine 


fideses «ante ae 
At éant fehfup presen of ‘fegg25 Sr hh ve 
. i er wad 16T was? Gialdeee Ye! Bk 
= e Uishinebies vilme>  oefan a: ST utdoens aid 
 eyewags 1 | 


arin sly . wes 
pabioiae ane 8Fon! ~z/«* a) e a fy 
- * 
7 ; a 
SJac 2a2701 sti 
ean ‘ L 
f es 


<= MeO aes yi. ‘ 


a 
i. fe 
CS « | 8 bs 


7 
Y oohaoee re 
Sort vy ere ig ys 


i mesiuyse 90 Zencent ' frs a 3 7 24 pe i ra hy 


ea iat 
WOT WD end. ¢ 


toh: grttige 


Ares | 3 
19h 1 28" 
imi 


hae 
a { 
Sosa h Ce Lae = 


& sihrath 37 


Od e¥ef niatyen 


a? fe oy | nel, t 


OS. cawlig hs 
2 suv oA oe 
| 

oY Se —h @ 


mrbntw “wot 


wal | 


oF nai. 


¥e soul? b ume’ 


it 
ty oringse a 


a" ORG 


MAP 2 
LTIFAMILY 


ORINDA 
RESIDENTIAL: MU 


OF 


K 
fx) 
2) 
= 
~~ 
< 
: 
> 
eo 
ea) 

e@ 
= 
2 
) 
rea 
S) 
> 
hx) 
© 


, Gol 1S) ae 


oo 


BUSINESS AND PROFESSIONAL OFFICES 


eu 
4 


‘| 
a 
\'\ 


gh Traffic 


600 FEET 


; Add Controls That 
Slow Throu 


300 
BLAYNEY-DYETT, URBAN AND RECIONAL PLANNERS 


PUBLIC AND SEMIPUBLIC 


BART Parking 


Provide for Protected 


Bryant Way 
Connection 


Viden Off-Ramp 


} 


Church 


BART Parking 


\ 
iN 
\ 
\ 
\ 
\ 


| 
L| 
a 
rf 
4 


---7 
p.G.&E. Raght-0 


Coordinate Signal; 
Add Turn Lanes 


Restripe to Reduce 
Required Weaving 


Create a Continuous Private \ 
Village Street by Restriping 
and Connecting Parking Lots 


: , 


Ayerass 


—_ 


1 VANTIN 


38 TOW Le 
ve VO: 5% ff 
ae SA = SEE ee *3) ale Te 

< PO MUBTY® Ss my 
® hal * : * Uy Lee a 
ty Meng : 

lt Ey Wine tt VOY. Mbit aw eo 7 

7 Ph y miu ke: Th heed c. 

7 


Se ok ee Be 
é 
ae 
f: 


” 
= 

: 

t 


* f / > ? j 


a 
Rn) S 
ee ears! \) " 
Yada j 
| 5 
Hd: “alies 
— Soave te 


> \ ‘ ; Mh) Je 2? 
hs aN ia save OF te ’ i) ae | I Ke Miata 3h Cea We 1) Oe ae 1G 43h9 
Tage te ie ‘i | Pe PA ee Ca Renae ABANCRT A6. 15.978 aR 
* Va ol oan ai ane an ae eI, Rn ff” % DW, aniesati ny Xa 
Mi, ay Daj ey | } oe ’ , a , 


F py : \ ; \ ° 


Although the Sphere boundary does not include lands outside the city, the 
draft Orinda General Plan includes land use designation and policies for 
several areas of adjacent unincorporated properties. The plan map designates 
all watershed properties owned by the East Bay Municipal Utility District 
(EBMUD) north and south of Highway 24 as Utility. The plan locates a public 
park on EBMUD lands off Camino Pablo near the Orinda Village commercial center 
(see Map 1). In addition, the proposed Gateway Boulevard alignment passes 
through unincorporated EBMUD lands south of the already constructed freeway 
interchange. 


These City designations are not inconsistent with the 1973 County General 
Plan, which proposes a community park on the EBMUD watershed near Orinda 
Village (see Map 3). The County plan also delineates a Study Area that takes 
in all of the Gateway Valley. Suggested uses to be studied during preparation 
of a Specific Plan for the area, according to the 1973 plan text, were similar 
to the City's proposed uses: research, office, institutional, and residential 
activities. 


Consistency of Plans Within the City 


Because Orinda has been largely built out under the County General Plan, there 
are few major differences between the 1973 Orinda Area General Plan and the 
draft City General Plan maps. Both plans designate almost all residential 
properties in the City for low density development. In the southern part of 
Orinda, the City map indicates Open Space behind Miramonte High School, while 
the County plan allowed residences, with an Open Space area connected west of 
the school. 


For the downtown area, the two plans are very similar in terms of the proper- 
ties that are designated for Community Business, and Business and Professional] 
Offices. Along Orindawoods Drive, the City plan reflects the developed condo- 
minium and common open space uses, while the County map does not. One half of 
the Wagner School site is planned for Parks and Recreation, as is a portion of 
the EBMUD filter plant property adjacent to the school. The County designates 
these lands as Public and Semi-Public, and Utility, respectively. 


The biggest change in the draft Orinda General Plan is for the undeveloped 
lands along E] Toyonal Road. The original County map designated all of the 
hilly lots for low density development (1 to 3 units per net acre), while the 
City plans the back half of the Sullivan Ranch property for Very Low Density 
Residential (5 to 10 acres per unit), and the remainder for Low Density 
housing .1 to 2 units per net acre). 
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SUMMARY 


The San Ramon Valley, consisting of the unincorporated community of Alamo and 
the Cities of Danville and San Ramon, has experienced a dynamic rate of growth 
since the 1970's. Except for the recession years of 1981-1983, housing 
construction in the valley has averaged over 1,000 units per year. In addition, 
major new office centers have been established in the Bishop Ranch Business Park 
(unincorporated San Ramon) and along Crow Canyon Road in the City of San Ramon. 
ABAG estimates that the population of the San Ramon Valley will increase by more 
than 30 percent over the next two decades, to over 100,000 residents in the year 
2005. During the same 20-year period, the number of job opportunities in the 
Valley is expected to almost triple, from the current employment base of 20,000 
workers. More than one half of the job growth is attributed to Bishop Ranch, 
which is expected to employ 28,000 workers at buildout. 


Much of the San Ramon Valley has developed under County jurisdiction. After 
Danville and San Ramon were incorporated in 1982 and 1983, respectively, the new 
cities adopted the existing County General Plan until revised plans could be 
prepared. Danville jis now in the process of completing a new General Plan, 
which is not expected to significantly deviate from the County plan for the 
area. The City of San Ramon is in the process of adopting a new General Plan at 
the time of this writing; in contrast to Danville, the San Ramon plan includes 
major changes to development policies in the unincorporated areas west of the 
City and in the Dougherty Valley. Any General Plan differences in the Sphere of 
Influence areas along Camino Tassajara (near the extension of Crow Canyon Road) 
are expected to be reconciled between the County and the two cities, as new 
development proposals are reviewed jointly. 
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Status of General Plan Elements 
Land Use Element 
Circulation Element 

(All other state-mandated 


elements) 
Sycamore Valley Specific Plan 


Housing Element 


Downtown Master Plan 


Redevelopment Plans 


Danville Redevelopment Plan 


General Plan Land Use Categories 


TOWN OF DANVILLE 


The Danville portion of the 
County's 1977 San Ramon Valley 
Area General Plan was adopted by 
the City after incorporation in 
1982. Several General Plan Amend- 
ments have been adopted since then. 
A revised General Plan is now being 
prepared. 


Adopted in 1986. 


A draft downtown plan is pending 
before the City Council. 


A new plan is currently undergoing 
environmental review. 


Contra Costa County 


Danville (San Ramon Valley) 
RESIDENTIAL 
Units/ Units/ 
Net Acre Net Acre 
Single Family: Single Family: 
Country Estate (1 ac. min.) Country Estate (baa ier 
Low Density (i=3) Low Density (1-3) 
Medium Density (3-5) Medium Density (3-5) 
High Density (4-7) High Density (4-7) 


Multiple Family: 
Very Low Density 
Low Density ( 
Medium Density ia 


Multiple Family: 


Very Low Density (4-7) 
Low Density (7-12) 
Medium Density (13-21) 
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General Plan Land Use Categories (continued) 


Contra Costa County 


Danville (San Ramon Valley) 

COMMERCIAL 

Commercial Commercial 

Specialized Commercial Specialized Commercial 

OFFICE 

Administrative Office Administrative Office 

Limited Office Limited Office 
INDUSTRIAL 

Controlled Manufacturing Controlled Manufacturing 


PUBLIC RELATED 


Public and Semi-Public Public and Semi-Public 
OPEN SPACE 

General Open Space General Open Space 

Parks and Recreation Parks and Recreation 
AGRICULTURE 

Agricultural Preserve Agricultural Preserve 


Discussion of Plans 


The County plan for the Danville area was adopted by the City Council soon after 
incorporation of the City in 1982. The City adopted the County's land use map 
from the San Ramon Valley Area General Plan (1977), as well as relevant policy 
language contained in the text. Since then, the plan has been amended several 
times to accommodate individual development projects. In the Sycamore Valley 
along Caminc Tassajara Road, the City adopted the County's Sycamore Valley 
Specific Plan (1981). 


Danville planning staff are currently in the process of preparing an updated 


General Plan. The program began in Fall, 1985 with the formation of a General 
Plan citizens committee and is expected to conclude by the end of 1986. The 
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format of the new General Plan is expected to take the form of written goals and 
policy statements, with a matrix provided to cross reference the policies to the 
eight state-mandated plan elements. No major changes in land uses on the 
General Plan map are anticipated during the plan revision process, although two 
new land use categories (Rural Residential and Single/Multiple Family 
Residential) will be added. 


The existing City General Plan designates a majority of lands for low density 
residential uses, which reflects the development of the area for relatively 
affluent, large Jot homes. The downtown shopping area is designated Commercial 
along Danville Boulevard, with an area of Specialized Commercial set aside on 
The Livery shopping center site (see Map 1). Only one half dozen smal] areas 
between Danville Boulevard and 1-680 have been designated for Limited Office 
uses, including the El Cerro General Plan Amendment (1986) area which houses the 
new City Hall building. The only part of the City that is planned for Adminis- 
trative Offices, with a minimum lot size of five acres, is near Fostoria Way 
(see discussion at the end of this section). 


Major issues that have been addressed in the draft General Plan policies 
formulated by the citizens committee include the conversion of residential 
properties to commercial uses, and limiting office uses in retail districts. 
Additional draft policies state the intent to exclude regional scale shopping 
centers from the City and prohibit incompatible business uses in residential 
neighborhoods. Another proposed policy seeks to preserve the limited number of 
areas planned for multiple family apartments (primarily along San Ramon Valley 
Boulevard) by discouraging General Plan Amendments and rezonings of such areas 
to offices or other uses. Several amendments to allow office development were 
received after the City's incorporation in 1982. 


Only one area in the City is planned for Controlled Manufacturing activities: 
properties between Fostoria Way and Crow Canyon Road, west of E] Capitan Drive. 
This area includes the already completed Crow Canyon Executive Park office 
development. 


The recently adopted Housing Element for Danville (1986) notes that the area has 
sustained a moderate amount of growth since the U.S. Census taken in 1980, 
although development of vacant lands in the City (primarily in the Sycamore 
Valley) could increase the local population significantly over the next decade. 
Over the last five years approximately 800 to 1,000 housing units have been 
built, while the City granted approval for the construction of another 1,000 
units between December, 1983 and mid-1985. More recently, approximately 1,500 
units have been given tentative approval in the Sycamore Valley. Assuming that 
the household size of the average Danville family will not crange drastically in 
the future, the 2,500 approved units could result in a population increase of 
approximately 7,500 residents, compared to an estimated City population in 
January, 1986 of 28,100. 


A traffic study completed by JHK and Associates in 1984 estimated that 
Danville's existing General Plan and zoning designations would permit the City 
to add approximately 7,200 housing units within its current boundaries, an 
increase of 70% over the existing housing stock. One-fifth of the new units, 
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however, would be attributed to multiple family housing construction, a 
Significant change from the less than 10% of the City's housing stock that 
currently consists of attached housing (apartments or condominiums). In 
contrast, the Association of Bay Area Governments projects that the population 
in the Danville- Sphere of Influence area, which includes the developing 
unincorporated properties of Edmonston Ranch and Dougherty Road, will grow from 
approximately 32,000 residents in 1985 to 43,300 residents in the year 2005, an 
increase of 35%. 


In terms of planned residential development, the land use designation in 
Danville's existing General Plan reflect the low density suburban neighborhoods 
in the area, while providing for similar densities in the developing Sycamore 
Valley. The Sycamore Valley Specific Plan, prepared by the County and adopted 
by the City after incorporation, allows the construction of approximately 1,850 
homes in the 2,500 acre valley (see Map 2). A school site has been designated 
in the plan, locations for a museum commemorating the original homesteaders of 
the valley and private equestrian facilities have been set aside, and Camino 
Tassajara Road is planned as a four lane divided parkway. Although the original 
Circulation Element map in the 1977 San Ramon Valley Area General Plan proposed 
a new arterial road extending from Sycamore Valley Road over Short Ridge to con- 
nect with Blackhawk Road, neither the County's Sycamore Valley Specific Plan nor 
the existing Danville General Plan included the proposal. However, the new 
draft General Plan will include the proposed arterial. 


Individual development plans have been submitted by the several different 
builders who own land in Sycamore Valley, and approximately 1,500 homes have 
received tentative or final subdivision map approval from the City (see Map 3 
and Table 1). Home builders in the area include Shapell Industries, Olympia 
Properties, Ponderosa Homes, Davidon Homes, and Far West Development Company. 


Immediately east of the Sycamore Valley Specific Plan area is the Blackhawk 
development of luxury estates, and several residential projects are currently 
pending approval before the County in the Dougherty Road and Hansen Lane Genera] 
Plan Amendment areas (see discussion below). North of the Sycamore Valley, two 
other large parcels of land are proposed for development. The former Rassier 
Ranch property is controlled by Warmington Homes, which has applied for subdivi- 
sion approval of 224 single family homes (see Map 3). The Magee property (also 
known as Hemme Hills) is proposed for 400 homes, although development cannot 
take place until the agricultural preserve contract has been cancelled. 


On the west side of the City, some vacant parcels designated for low density or 
country estate housing could be developed, although slopes and unstable soils 
would dictate the siting of homes. Gi. of the last remaining vacant properties 
in the hills west of San Ramon Valley Boulevard, the Danville Ranch, was 
approved for development by the County prior to the Danville's incorporation. 
Braddock and Logan is currently constructing 350 units of single family duet 
housing on the site (see Map 3). North of the Braddock and Logan project, the 
200 acre Elworthy property within the city limits is currently designated Agri- 
cultural Preserve since it is under a Williamson Act contract. If the contract 
is cancelled sometime in the future and the General Plan is amended, a portion 
of this property could be developed. 
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TABLE 1 


RECENTLY APPROVED RESIDENTIAL 
PROJECTS IN THE DANVILLE AREA 


Sycamore Valley: 


Shapell/Diablo Highlands 389 units Tentative map approved 
(322 acres) 174 °SF jn 1985. 
(202-100-016) 215 SF-patio homes 
Parkview 43 units Tentative map approved. 
(63 ae.) 43 SF 
Far West Devmt. (Anderson 210 units Tentative map approved 
Ranch) LEOM"SE jin 1985. Two final maps 
(137*aca) 100 TH filed in 2/86. 
Signature Properties 330 units Tentative map approved 
(northern Wood TO3SISF Lt 19852 
Ranch-618 ac.) 137 SF-patio 
Signature Properties LF TSUNECS Under construction. 
(Meadow Creek) iPSE 
Ponderosa Homes (southern 148 units Tentative map approved 
Wood Ranch-38ac. ) 148 SF in 1985. Final map filed. 
Davidon Homes (southern 281 units Under construction. 
Wood Ranch-497 ac.) 2o1-5F 
Rassier Ranch/Warmington 224 units Pending before the City 
Homes 109 SF Council. 
(308 ac.) 115 SF-patio 
K. Ma/Thiesen Gagen 396 units Will have to reapply 
(Magee property: Hemme 271B8SF for ag cancellation. 
Hil1s-590 ac.) 118 SF-patio EIR being prepared. 
Braddock & Logan/ 2 Unies Approx. half built. 
Danville Ranch Sisk 
(450Ra67,) 180 SF-patio 
Flanagan/Danville 63 units 
Knolls 63° SF 
(26¥ac.) 
Total 2,472 units 
1,607. SF 
765 SF-patio 
100 TH 


Source: Town of Danville; Contra Costa County 
Community Development Dept. 


Note: Status as of November, 1986 
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In addition to the Sycamore Valley Specific Plan, a plan has recently been 
adopted for the Fostoria Way area in south Danville. The Fostoria Way Specific 
Plan proposes mixed use development of the 67 acre area in two distinct phases 
(see Map 4). In the first phase, an existing 18 acre walnut orchard adjacent to 
1-680 would remain in agricultural use, while the remainder of the site would be 
developed in residential and commercial uses. During the second phase, the 
orchard would also convert to mixed use. At buildout, the plan allows the 
development of a 200 room motel/hotel on the freeway frontage road; 300,000 
square feet of service commercial or retail space; approximately 135 multiple 
family apartment units; and 95 single family homes buffering the existing 
neighborhood to the north. 


A major issue during the review of the proposed plan was whether Camino Ramon 
would be extended south through the project site to join Hilscher Way, thereby 
providing direct access between Danville and Crow Canyon Road in the City of San 
Ramon. Bowing to pressure from nearby homeowners who feared their neighborhood 
would be adversely impacted by through traffic, the City deleted the Camino 
Ramon connection from the Specific Plan which was adopted in 1986. 


A recent consultant study, the Downtown Master Plan (Wurster, Bernardi and 
Emmons, Inc., August, 1985), examined the impacts of various proposals to add 
between 230,000 and 780,000 square feet of commercial floor area to the existing 
downtown, which consists of about 750,000 square feet of space. The plan 
assumes that the Charlotte Wood School site, currently in educational use, would 
eventually convert to commercial activities. The existing City General Plan 
already designates the school site as Commercial. The downtown plan is 
currently pending before the City Council. When it is adopted, it will become a 
part of the Danville General Plan. 


The City Council has recently (spring, 1986) adopted a preliminary redevelopment 
plan for the downtown area. The plan does not deviate substantially from the 
existing General Plan designations and retains a two-story height limit for new 
buildings. The plan anticipates that tax increment revenues will accrue to the 
City from future development of approximately 150,000 square feet of commercial 
space adjacent to the abandoned Southern Pacific right of way and another 
150,000 square feet on the l2-acre Charlotte Wood School site. Revenues would 
be used to extend Railroad Avenue and to build parking structures in the 
downtown. 


Discussion of Other Relevant Plans or Ordinances 

The City adopted a Hillside/Ridge Ordinance in 1985, which establishes controls 
over the siting and development of structures in order to minimize the impacts 
upon views. 

Consistency of Plans in the Sphere Areas 

The Sphere of Influence for Danville includes unincorporated lands on the west 


side of the City, most of which are owned by the East Bay Regional Park District 
(Las Trampas). The Sphere on the east side includes unincorporated properties 
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along Camino Tassajara Road. Because Danville has not yet adopted a Genera) 
Plan that designates land uses outside of the City limits, there is no inconsis- 
tency with County plans. 


In the eastern Sphere area, the County is now processing development proposals 
in the Dougherty Road and Hansen Lane General Amendment areas adjacent to 
Blackhawk (see Map 3 and Table 2). The Dougherty Road area includes lands owned 
by Olympia Properties, Diablo Ventures West (Knoedler), Live Oak Associates, and 
smaller parcels not currently proposed for development. The General Plan Amend- 
ment adopted by the County for the area in 1985 allows construction of 
approximately 1,500 single family homes, as well as over 10 acres of commercial 
uses. Danville is jointly reviewing development proposals by the three 
developers with the County. The City has indicated an intent to eventual ly 
annex the properties. 


The Danville Sphere does not include any lands within the Blackhawk development 
of estate homes. To the west of the planned Blackhawk commercial area (near the 
intersection of Camino Tassajara and Crow Canyon Road) lies the 20 acre Ujdar 
and 325 acre Bettencourt properties (refer back to Map 3). Ujdar (Ygnacio 
Homes) has applied for a General Plan Amendment to allow construction of approx- 
jmately 125 homes. The Bettencourt property is in a Williamson Act contract, 
although Braddock and Logan have recently filed for non-renewal of the contract 
and have requested a General Plan Amendment study by the County. 


West of the Bettencourt agricultural preserve, the portion of the former 
Edmonston Ranch north of Camino Tassajara has been acquired by a local develop- 
er. The Hansen Lane General Plan Amendment adopted by the County in 1984 will 
allow residential development adjacent to the last building phase of Blackhawk 
homes. Damé Construction Company has proposed to construct 480 homes on the 
site, which is pending at the time of this writing. Danville has also expressed 
an interest in annexing the Edmonston Ranch property, as well as the Bettencourt 
and other intervening parcels. 


Consistency of Plans in the City 
The County and City General Plan designations within the Danville corporate 
limits are essentially the same, except in small areas where amendments have 


been adopted by the City since 1982. Most of these amendment areas have already 
been discussed. 
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TABLE 2 


PENDING PROJECTS IN 
THE TASSAJARA AREA 
(DANVILLE SPHERE) 


Dougherty Road General 
Plan Amendment: 


Diablo Ventures West/ 
Tassajara Partnership 
("Tassajara Ranch") 
(3012-86 DP, 2666 RZ) 
(206-010-007 ,008) 


Ghilmetti/Olympia Props. 
(Morgan property) 

(2651 RZ) 

(206-010-004 ,005) 


Live Oak Associates/Bloch 
("Vista Tassajara") 
(3018-86 DP, 2669 RZ) 
(206-020-046) 


Hewitt property 
(206-020-058) 


Carletti, Conroy, Haskins 
properties 


Hansen Lane General 
Plan Amendment 
(Edmonston Ranch): 


Dame Construction/Corrie 
(Shadow Creek) 

(3010-86 DP, 2665 RZ) 
(220-090-001; 
220-070-002 ,004) 


Ujdur/Ygnacio Homes 
(203-050-044) 


Total: 


GPA approved in 1985. 
Three projects pending. 


units Plans submitted, pending. 
SF 
SF-zero lot 
TH 
units Plans submitted, pedning. 
SF-zero 
TH 
units Plans submitted, pending. 
S13 
SF-patio 
units No proposal. 
No proposals. 
GPA approved in 1984. 
Dame project submitted. 
units Plans submitted, pending. 
SF 
SF-duplexes 
SF-estates 
TH 
units General Plan Amendment 
request pending. 
units 
SF 
TH 


Source: Contra Costa County Community Development Dept. 


Note: 


Status as of November, 1986.” 
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CITY OF SAN RAMON 


Status of General Plan Elements 


Land Use Element The San Ramon portion of the 

Circulation Element County's 1977 San Ramon Valley Area 

(All other state-mandated General Plan was adopted by the 
elements) City when it incorporated in 1983. A 


draft General Plan (August, 1986) is 
now pending. 


Redevelopment Plans 
Crow Canyon Redevelopment Area A preliminary plan for the two 


Alcosta Redevelopment Area project areas has been adopted. 


General Plan Land Use Categories 


San Ramon Contra Costa County 
(Draft General Plan, 1986) (San Ramon Valley) 
RESIDENTIAL 
Units/ Units/ 
Net Acre Net Acre 
Single Family: Single Family: 
Ranchettes (5 acre min.) Country Estates (1 acre min.) 
Low Density (0.2-3) Low Density (1-3) 
Low Medium Density L3=6) Medium Density (3-5) 
(4-7 


High Density 
Multiple Family: 


Medium Density (6-14) Multiple Family: 
Medium High Density (14-22) Very Low Density (4-7) 
High Density (22-30) Low Density (7=125 
Medium Density (13-21) 
COMMERCIAL 
Retail Shopping Commercial 
Thoroughfare Commercial 
Commercial Services 
DRRICE 
Office Administrative Office 


Limited Office 
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General Plan Land Use Categories (continued) 


San Ramon Contra Costa County 
(Draft General Plan, 1986) (San Ramon Valley) 
INDUSTRIAL 
Manufacturing and Warehousing Controlled Manufacturing 


PUBLIC RELATED 


Public and Semi-Public Public and Semi-Public 
OPEN SPACE 

Open Space General Open Space 

Parks Parks and Recreation 
AGRICULTURE 

(none) Agriculture Preserve 


Discussion of Plans 


The City of San Ramon was incorporated on July 1, 1983. The City adopted the 
portion of the County's 1977 San Ramon Valley Area General Plan that corre- 
sponded with the City boundaries, until a new plan could be prepared. The 
1983 General Plan map depicted land use designations only for the incorporated 
area, but included a “Planning Area Study" boundary that extended from Las 
Trampas Regional Park and the Danville City limits on the north, to the 
Alameda County line on the west and south, and Dougherty Road on the east. At 
the time of this writing, the City is preparing to adopt a new 1986 General 
Plan (see discussion below). 


The residential areas of San Ramon are primarily designated in the existing 
1983 plan for medium and high density single family homes (3 to 7 units per 
net acre). Areas of multiple family apartments and condominiums are concen- 
trated along San Ramon Valley Boulevard, between Crow Canyon and Bollinger 
Canyon Roads, and are also scattered throughout the southern portion of the 
City (see Map l). 


Major shopping centers are located near the Crow Canyon Road/1-680 inter- 
change, as well as near Alcosta Boulevard at Montevideo Drive and at Village 
Parkway. Office development is concentrated along Crow Canyon Road, Deerwood 
Drive, and Camino Ramon. Less intensive service commercial and light indus- 
trial uses exist along the Crow Canyon Road and San Ramon Valley Boulevard 
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E.B.R.P_D. 
Las Trampes Park 


E.B.R.P.D. 


Little Hilte 
Ranch Park 


WOTES: 
1. Contour intervals are shown at 200 feet. 
2. All Information depicted within San Remon 


City Limits wes provided by Contra Costa 
County Planning Department 


General Pian as adopted by 
the City of Sen Remon City Council 
July 19, 1963. Resolutions 21-83 and 22-83 


Mayor: Diane Schinnerer 
Council Members: Jerry Ajiouny 
Wayne Bennett 
Richard Harmon 
Mary Lou Oliver 
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EXISTING SAN RAMON GENERAL PLAN, 1983) w: 


, 


ere 


CALIFORNIA 
s—IRSORIATED 1545_}— 


' 
ee 
eer ero] 


-——— - ——_—_ - —___ _ 


eee 5 


—___ 
Peeeses 
— 


J eeececee 


e 


Tee, St —— 
° ny 
SPeeee, Ne 
= « ~ 
: ‘ 
Ne 
ay! °, 


a 


Coen 
~ {Oe in City Limits 


\ 


s 


t 


Figure 1 
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intersection, which is designated for general commercial activities on the 
plan. This area constitutes the City's downtown shopping district. 


The major employment-generating uses in the San Ramon area are the office 
buildings along Crow Canyon Road and in the Bishop Ranch Business Park, which 
is immediately outside the City limits in unincorporated Contra Costa County. 
Bishop Ranch, and other areas within the City, are designated by the existing 
General Plan for Controlled Manufacturing, a category which allows 
non-polluting light industrial uses. The other locations designated for 
Controlled Manufacturing include the properties west of Old Crow Canyon Road 
and the Downtown Plan area, the eastern end of Crow Canyon Road near Alcosta 
Boulevard, and the former Eastman Kodak manufacturing site near the Alameda 
County line. 


A "Special Concern Area" is designated on the existing San Ramon General Plan, 
bounded by Alcosta Boulevard, the Alameda County border, and Dougherty Road. 
The Lower Dougherty Hills, as this area is called, is within a Special Studies 
Zone established by the State for seismic investigations. The County's plan, 
which was adopted by the City, states that any major development should be 
approved through the Planned Unit Development process, with the goal of creat- 
ing an integrated low density community that is compatible with the natural 
features of the area. A Ponderosa Homes proposal to build several hundred 
units in the area is currently pending before the City. 


The City of San Ramon is in the process of adopting a new General Plan. The 
draft General Plan considers a planning area that extends eastward into the 
Dougherty Valley encompassing the Gale Ranch area, and westward along Crow 
Canyon, Bollinger Canyon, and Norris Canyon Roads to the Alameda County line 
(see Map 2). 


There are two large areas within the San Ramon planning boundaries that could 
develop in the future: the hills west of San Ramon Valley Boulevard and 
portions of the Dougherty Valley. The draft General Plan would allow approxi- 
mately 2,600 housing units on the west side, and 1,790 homes in the Dougherty 
Valley. — 


The draft plan includes several new roadways that are not a part of the 
existing San Ramon General Plan (see Map 3). An extension of Deerwood Drive 
would bisect the downtown area and a new freeway overpass would connect 
Fostoria Way with San Ramon Valley Boulevard (see discussion in the following 
section). Bollinger Canyon road is planned to extend eastward through the 
Canyon Lakes development to intersect with Dougherty Road. Two new roads are 
also proposed on the Westside. One road would parallel San Ramon Valley 
Boulevard between Montevideo Drive and the Alameda County line. The second 
road would be a local collector that would service residential pockets that 
are planned in the hills. 


Improvements to existing or already programmed roadways that would be required 


under the draft plan include: Crow Canyon and Bollinger Canyon Roads (4 lanes 
east of Alcosta Boulevard); Old Ranch Road (2 lanes); and Dougherty Road 
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SUMECT TO SPECIFIC PLAN 


SEE POLICY 14H. 


MAP 2 


RESIDENTIAL LOW MEDIUM DENSITY 
(3 to 6 exits per net acre) 
RESIDENTIAL MEDIUM DENSITY 
(6 wo 14 mutts per met acre) 
(14 eo 22 wuts per net acre) 
| RESIDENTIAL HIGH DENSITY 
(22 to 30 wuts per met acre) (S indicates senior housing site) 
THOROUGHFARE COMMERCIAL 
(inciudes hotels, motels. sernce satsons) 
COMMERCIAL SERVICES 
(includes maomotive sermces. sebcomtraciors, outdoor storage) 


(02 to 3 mutts per act acre) 
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THIS MAP IS A PART OF THE GENERAL PLAN 
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MAP 3 


SAN RAMON 
CIRCULATION NETWORK 


me A RIAL 
ae (COLI ECIOR 


4 NUMBER OF LANES 


DKS ASSOCIATES 


at 


Y waivwrans Meine etree 
» a. *. | 
\ e | un hea. 
ia” i 


ar 


- 


i eee | 
- RAS xoM ~ 


ny ad ee 
MALO = 


(4 lanes). Additional road capacity would be needed if Gumpert Ranch is 
developed (outside of San Ramon's planning area). 


The draft General Plan projects a future population for the San Ramon area of 
62,850 residents. This is contrasted with a 1985 population of approximately 
27,300, with approvals already granted for residential projects which will 
boost the current population to 41,200 (see Table 1). Most of this increase 
in residential population is due to the large Canyon Lakes project (3,/00 
units), which is under construction in unincorporated Contra Costa County. At 
the time of this writing, applications to annex Canyon Lakes into the City in 
phases are pending before the Local Agency Formation Commission. 


The number of residents in the San Ramon planning area is expected to increase 
by 21,700, or 53 percent under the proposed policies of the draft General 
Plan, while the number of jobs in the area will increase by 30 percent or 
approximately 10,000 positions beyond those existing and already approved in 
Bishop Ranch. As in the case of housing, there is a large discrepancy between 
the number of employees that currently work in the San Ramon area versus the 
number of future employees that will work in office, retail, and light 
industrial projects already approved but not yet constructed or occupied. 


The Bishop Ranch Business Park has received approvals from the County 
totalling approximately 6 million square feet of offices and industrial space 
(equivalent to almost 22,000 jobs at buildout), with about 60 percent of that 
number of workers on the site at this time. At buildout, Bishop Ranch is 
anticipated to total 8.3 million square feet of space and employ 28,000 
workers. In addition to Bishop Ranch, the City of San Ramon has approved some 
large office parks, such as Creekside, Deerwood, and Sunset Business Center, 
to be constructed in separate phases over a period of time. 


The draft plan would increase the amount of office space in the planning area 
from approximately 7.9 million square feet (existing and approved projects) to 
9.65 million square feet. New office space would be allowed to fill in along 
Crow Canyon Road and in Bishop Ranch (see Map 2). Service commercial and and 
retail uses would nearly double in size, from the current inventory of approx- 
imately 1.4 million square feet to a range of 2.6 million. Additional retail} 
and service sites are proposed at the Bollinger Canyon Road/I-680 interchange 
(the hotel-retail complex proposed as part of Bishop Ranch Business Park); at 
Bollinger Canyon/Alcosta Boulevard (the recently approved Pacific Rim 
project); in the Canyon Lakes project; in the Dougherty Valley; and along San 
Ramon Valley Boulevard at Pine Valley Road and at the Alameda County line. 


The city of San Ramon is concurrently reviewing a San Ramon Downtown Specific 
Plan (see Map 4). The draft plan adds most of the new commercial space 
planned for the downtown area along Crow Canyon Road and San Ramon Valley 
Boulevard. Redevelopment of existing service commercial uses to a more tradi- 
tional pedestrian-oriented shopping district of approximately 700,000 square 
feet of retail shops is anticipated. Creating a strong retail base in down- 
town in order to establish the area as the focus of community identity is a 
major goal of the plan. 
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TABLE 1 


EXISTING, APPROVED, AND PROPOSED 
GROWTH IN THE SAN RAMON AREA 


Housing 
Population Units Jobs 
Existing (1985) 27,300 9,100 10,600 


(65% Single Family) 


Existing with Approved 41,200 15,240 34,900 
Projects (55% Single Family) 
Draft City General Plan 62,900 22,010 45,300 


Source: 


Notes: 


(61% Single Family) 


Ratio of 
Jobs to 
Employed 


Residents 


Oe ee) 


1.90 


1739 


Calculated from the Draft San Ramon General Plan (August, 1986) and 


Work Paper 3 (Blayney-Dyett). 


Includes a larger area than the current City of San Ramon. 


Numbers have been rounded off to the nearest 100. 
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MAP 4 


San Ramon 
Downtown 
Specific Plan 
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City of San Ramon, California 
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Wilsey & Ham 


The Specific Plan calls for the creation of a main boulevard to bisect the 
downtown area, with all major land uses relating to this roadway. The new 
boulevard would be an extension of Deerwood Drive that would link the northern 
part of San Ramon Valley Boulevard with Bollinger Canyon Road (see Map 4). 


The plan originally proposed office uses to be located in the hills north of 
Deerwood Drive, but was amended later to encourage housing in order to 
ameliorate traffic congestion. A primary focus of the plan is to construct a 
civic/cultural center on a visually prominent hillside. The center could 
include such activities as a theater, library, concert hall, or = an 
amphitheater. 


As part of the effort to create identifiable commercial centers for the City, 
two redevelopment projects are currently being prepared. A preliminary plan 
for the Crow Canyon and Alcosta Redevelopment Areas was adopted by the San 
Ramon Planning Commission in May, 1986. The boundary of the Crow Canyon area 
extends the length of Crow Canyon Road in the incorporated area, taking in 485 
acres of commercial and vacant properties in the downtown area, excluding the 
Diablo Plaza and Crow Canyon Commons shopping centers. The Alcosta redevelop- 
ment area consists of 120 acres of land along the Alameda County border, 
including the Alcosta Mall Shopping Center and the former Eastman Kodak plant 
site. 


Consistency of Plans in the Sphere Area 


The Sphere of Influence boundary adopted for the City by the Local Agency 
Formation Commission in 1984 extends from Las Trampas Regional Wilderness and 
the Town of Danville on the north to the Alameda County line on the west and 
south. On the east side, the Sphere area includes Bishop Ranch Business Park, 
the Canyon Lakes development, and the proposed West Branch housing project 
(see Map 5 and Table 2). 


The draft San Ramon General Plan that is pending adoption includes some 
proposed policies in the Sphere area that significantly differ from the 
County's plan. The San Ramon plan allows development of the 2,600 acre Gale 
Ranch, owned by Shapell Industries. The draft plan shows low density 
residential uses on the buildable portions of the site, in the range of .2 to - 
3 units per net acre, which would allow 1,790 homes to be constructed (see 
Map 1). The plan also indicates the approximate locations of two schools, 
several parks, and a shopping center. The plan text makes reference to the 
potential for 1,000 residences on the Gumpert Ranch property, although this 
allocation is made only for purposes of transportation analysis. The Gumpert 
Ranch is outside the San Ramyn planning area. 


The existing County General Plan does not designate any portion of the. Gale 
and Gumpert Ranches for development. These Jands are shown as Agricultura) 
Preserves in the County map, reflecting the Williamson Act contracts which are 
still active on both properties. A notice of contract non-renewal has been 
filed by the owners of the Gale Ranch, which means the Williamson Act contract 
will expire at the end of 1991. Similarly, the Gumpert Ranch contract wil] 
expire in 1991. e 


= 160 s< 


© Poweta o2- inveigod Aisa & Ye AShteh45.adt. de? ef co nth oe vO 
om ef? ~pebeo cay as geirsiet zoe; Son] toten 'fe Aye fe won 
or ft bt tthe ead eid bourss9ell Fo nolinstxe ne oe hug Oveve food 
Ch tem Seek: neens ter hl "ad <rii breve) 9th AOR ae Be sees 


— 


ws pil ejeag? so et ecaty €St7%y Secogerd «fan giee. Aele) SAT 
oF a i os 
i. 


(> sy Satel Bebtgme -ow fed .avinG ‘boewrest 
pit 23 exnot Watiag A. notteapias 213 %eet ogerot fame 
T Bietiit snenfoerg “llecaty 6 vesnes  Larivalsivts 
meeogos ,uvexdt: ,<oteady -¢ ke eelyPvioze. dove  ebufont 
oo . yor anny trignn 


Fake 
a TS Otammos wlictitinght ayesr> of 407 Ve ant So teaq gh 
A. Persie oO pore’ «/InayYu2 e4< atcetoveg Sruwagfevebey avt 
t Cl 2OeA, Teemcelsveler stzeo(A bes Hoven word aft ot 
te yranues at? = 380! (ah nf ootesiansd petnaelS nomeh 
bregemor? eft ni waoP eyed werd to ntenel ode ghaadus 
Oi Riek wis vt ae TvaWeNY Mesev bee Ietovewe> Ys g9736 
aev8ihe> oniagote entaee? counsl wor) eee gyal? ofeetd 
atte OTe DNG To. weer OSL to ezefzreen so%8 fnem 
O02 Yaa sayned ghfggon? ({a% eteos!s ety on 

: etre 


eeth evatige otf vw zenslS Ye yoontaf ened 


Mwed OFF A673 Sesqota vieptwod eonevltas 4 exvedgd aft 
PAT Gel moet ebawtyg bPCL ni nefawiomd aotsemno4 
3 ne at eIe wat ot Ne1ON 043 op off tuned Yo mol sdf 
wid Seuloni aeys avntge wry .obfe sezy edt nO .AfuoR 

ef Beraceie stif toe .tnemenfaved ceed nove) odd 
(X sfdel bne @ as ana} 


ert uf Sart nn f4 lanoned mama fi2 oak CAT 

; : : 4e%6 Srsrg Ped nt se) sthoa becoqgorg 

5: fannda tosh ewelta nels ootek est oft anf 2 ysnaed 
‘a> oO )6=6.eeistaubn! ifeqet® ve bene 


- 
. - 


: F ,O21e ant o_enciz10G aldabitud ati 50 secu Tatanebtees 
RPS IOTIEN oe semod GOT 2 walle rtluoe Hatta O28 Pan sag por £ 
Me Get Yo eeelsano! eye a of? neteatoni cate natq ant iE 
eee a Reine teat cai 4 Ineo ontqqole Bw bos .esyeq ae 
eine =p Vande 14 Conan sVeqvied wt oo geanehiaer(000,t vot fa 

eet .#taglane notzasrogenpie to earsgtug tot Yine sham ef nolteaets, 


ai al - : hors PAT nbig woo. Ne? ony abtetuo at pelle : 


wt #04 i 4e noter00 Ye, asengteeh yon 2egb nal9. Tpeanat “ned ontsetxe 

Pees UBTTQA Ba -fwate sie abyss! eeart! Themgslevel et eeronad Fegemue 

ne died rim 223809 ho> See noaei {iri oft onftaefted . oom Vtruod eng nt” i 

-° ft i nat Lenenenin JoanIno> to ssifon A setsyeqerq dod ne ove: >a FH 

; > ad: GF #54 enema! hw ony ennen 3 f ri Natea s(ei ats 46 evretwo ane ak lal | 
a 


e - 


{f doer Jno2 HIHk Sheqmed of). .ulieltnte- |10OF Fo one sy oa 


> 


es : e ‘ - e 7 - i “a — os — ow 
VadV NOWWY NWS SHE NTI. \p 5 —et » JONINIANI 40 3YaHdS NOWVY NWS 
ALIATLOV LNAWdO1SAS0 LN3934 a SLIWIT ALID NOWVY NYS" 


oe a © ore : — “. * ae S a 
|S d¥W ~ = eo eee 
pate ce Cage ye S i ee SaAlasaig jeanyyjnauby ‘a A 


iv O¥3QNOd » 2% A oe . GN3937 


HHH UReH L227” 


> 
TRS: 
Bee 
se pees 
po be: 
f. 
f 
; 
J 


LNAWdO1SA50 
QN3AQIAIC 


ay 39018 TWAOY 


Yak 


a9Gldad dssd ; 


VV SIT 7 


SUVA dss nv 


(youey 09) (/, 
* TW13dVHS 


(youey yadwing) ’ 
SSWOH LASYAWOS 


WIY D1A1OWd » te 


AL 


" (HONVU 1S3M) _ 
__134vHs 


SOTO CIES SOOO | 


43 1030Ny 


+ 


/~ NOGIAVG 


a \« 
ie ’ 
es : vies rete! 


eR = Ao ne 


CECENO a 7 
— = & : f = s 


are | ' : ~ ~ ie 
: od ~~. 
met ,o™/, j DEALS QwuEW 
: . “ay OMVtiEN 


{ Wrce i 
— 4 
= a 
ae 
<S - ae a 
a* 2 ol =, 
a* 5 y : . . £ - . ° 

a 7 ; a t * =F te ° ope 


TABLE 2 


RECENTLY COMPLETED, APPROVED, 
AND PLANNED PROJECTS IN THE 


SAN RAMON AREA 
Project/Developer Project Size Status 
(Location)(Sub #) and Types =----- 


Blackhawk/Blackhawk Devmt. 2,300 
(several sub #'s) 2 FF55 
145 

Blackhawk commercial 208,000 


center 96,000 


(6586, 3009-85) 51,000 
34,000 

100,000 

Canyon Lakes/Blackhawk Dev. 3,684 
(6384-83 , 6389, 6546-6548) 459 


(3041-83 ,3048-85 DP; 2,0ad 

also 3021-86 pending to 

modify 3041-83) 274 
320 


Most SF lots have been sold 
to custom builders. Approx. 
1,165 units are occupied. 


. Of Fices (Approved 5/85) 
. specialty retail 

. convenience retail 

. restaurant 

. Behring Institute museum 


Under 
construction. 
(Retirement/health 
complex consists 

of Zid’ TH; gee 
APTS, & 120 beds) 


units 
SF (Single Family) 
TH (Townhouses) 

or Condos 
TH-retirement 
APTS-retirement 


(Note: A portion of the above project has 
been annexed into the City.) 


Pacific Rim/Oxford Northern 496 
(formerly Woodhil]) 496 
(3061-85 DP) 

Commercial component 134,100 
48,300 

Ku’ «a/Homestead Devmt. 170 
(368-83 ) 170 

Laurel Village: 860 
Shapel1/Scarborough 196 
(6331,3037-84 DP) 248 
Lincoln Properties/ 416 


Country Brook 


General Plan Amendment 
approved 9/86. Part 
of a mixed use project. 


units 
APTS 


sq. ft. retail/commercial 
Ss TL. Ori kees 


Under construction 
(grading only). 


units 
TH 
units total 


SF Under construction. 
SF-zero lot 


APTS Under construction. 


(Note: A portion of the above project has 
been annexed into the City.) 
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Mountain West/Imperial 
Group (The Foothills) 
(6148-81) 


Barratt Homes/ 
Vista San Ramon 
(5467, 5468) 


Sub-total] 


Grupe Communities/Norris 
Cyn Inv.(Canyon Creeks) 
(6442-83, 6401) 


LB Nelson/Trans Global 
(Heritage Place) 
(6216-83) 


Housing Group/Royal 
Ridge 
(5902-84) 


Countryview Devmt. / 
Deer Ridge 


Shapell/Inverness Park 
(4820-78,5422,5520) 


Lincoln Properties/Cedar 
Pointe 
(6339-83 , 3008-83) 


Sub-total 


TABLE 2 


hseod 
35c70 
3,099 
ER 


(con. ) 


In San Ramon 


80 units (phase I and I!) 
under construction. 


Completed in 1984. 


units Completed. 

APTS 

units Under construction. 

TH 

units Under construction. 

SF 

units Under construction. 

SF 

units Last phase of 349 

SF unit project under 
construction. 

units Under construction. 

APTS-condo 

units 

at 

TH 
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TABLE 2 (con.) 


San Ramon Sphere Area 
(in the County) 


West Branch General GPA approved in 1984. 
Plan Amendment Shapell project submitted. 
(north portion of 

Gale Ranch): 


Shapel] Industries 809 units Plans submitted, pending. 
(3008-86 DP) iste med 9 
(206-040-005, 107 SF-patio homes 
217-060-001,006) T55a1H 
141 TH-condos 
240 APTS 
Commercial center 13 acres 


Source: Contra Costa County Community Development Dept. 


Note: Status as of November, 1986. 


2 wasp 


Shh Sineig? Lorneh ne 
(vgraod ofglgt> 


a ee eo 


— 
- 
; 


— 
ae 7 
» 


The draft San Ramon General Plan shows land uses within the West Branch 
(Shapell) and Canyon Lakes (Blackhawk) Generali Plan Amendment areas. The 
designations in West Branch are generally consistent with the amendment 
adopted by the County, although the "mixed use" area in the County plan is 
shown as retail and residential uses, and some multiple family designations 
east of the Crow Canyon Road extension shown on the County map are indicated 
as single family homes on the City map. For Canyon Lakes, land uses in the 
General Plan Amendment adopted by the County have become more specific as 
individual subdivision applications and development plans have been approved. 
The designations included in the City's draft plan are a relatively accurate 
depiction of County policy, except in the so-called “Area H" section of the 
development, where a_retirement/health complex with life care units, 
retirement apartments, restaurants and a clubhouse are proposed, rather than 
the originally planned hotel/lodge/clubhouse activities. 


In the Bishop Ranch Business Park, the draft plan depicts the existing office 
uses, as well as adding a Manufacturing and Warehousing designation which 
applies to the Toyota Motors property and the Beckmann Instruments research 
and development complex. The proposed 150,000 square feet of specialty 
retail, to accompany the already approved 450 room hotel, at the Bollinger 
Canyon Road/I-680 interchange is designated on the draft City plan as Retail 
Shopping. 


A major discrepancy exists, however, between the County plan and the draft 
City plan designation of land within Bishop Ranch Business Park between 
Alcosta Boulevard and the abandoned Southern Pacific railroad right of way. 
The County plan designates the entire business park as _ Controlled 
Manufacturing, while the draft City map shows 30 vacant acres in the northeast 
portion of the park as Commercial Services, which does not allow principal 
offices. Additionally, other lands planned by the developer for offices along 
Alcosta Boulevard are designated for Manufacturing and Warehouse on the 
proposed City plan. The 18 acre park site shown on the County General Plan at 
the intersection of Bollinger Canyon Road and Alcosta Boulevard has been 
expanded on the City map northward to include an additional 15 acres of land 
within Bishop Ranch. 


Southwest of the Bollinger Canyon Road/Alcosta Boulevard intersection the 55 
acre Pacific Rim Development property is shown on the draft plan for medium 
density housing (6-14 units per acre). The County General Plan was recently 
amended for the site to allow 35 acres of Multiple Family Residential - Medium 
Density apartments, a shopping center, and a mixed use area. The developer 
plans to construct 496 apartment units on the property, at a density of 
approximately 20 units to the acre. 


As discussed previously, the draft plan would allow the construction of Single 
family homes in the rural valleys reached off Norris Canyon Road and Crow 
Canyon Road on the City's west side. Medium density housing is planned in the 
unincorporated hills immediately west of San Ramon Valley Boulevard (see 
Map 1). These sites are currently designated by the County as General Open 
Space or Agricultural Preserves. Elsewhere within the Sphere area, the draft 
plan shows some limited ranchette development (5 acre minimum lot size) along 
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the upper portions of Bollinger Canyon and Norris Canyon Roads, which is not 
consistent with the County plan. 


In terms of transportation improvements the draft City plan shows the full 
extension of Bollinger Canyon Road eastward through Canyon Lakes to an 
intersection with Dougherty Road. In contrast, the County General Plan 
adopted in 1977 instead proposed a Bollinger Canyon extension that angles ina 
northeastern direction through Canyon Lakes to intersect with the Crow Canyon 
Road extension (see Map 6). The draft City plan also depicts a parallel road 
west of San Ramon Valley Boulevard which passes through some unincorporated 
land while the County plan shows a project-related road connecting Bollinger 
Canyon Road, south of Norris Canyon Road, to Montevideo Drive at 1-680. 


Consistency of Plans Within the City 


Because the City of San Ramon adopted the County plan when it was incorporat- 
ed, there is no inconsistency between the two existing plans. However, the 
proposed San Ramon General Plan differs from the existing County plan within 
the City limits in two areas: the properties north of Deerwood Drive on the 
edge of the downtown and in the hills immediately west of San Ramon Valley 
Boulevard. 


A major land use change proposed by the draft plan the redesignation of some 
lands north of Deerwood Drive from office use to housing, in order to mitigate 
the worsening traffic congestion along Crow Canyon Road. The County plan 
designates Administrative Offices in the area. In addition, the draft plan 
allows residential development at higher densities than the County plan on the 
properties west of San Ramon Valley Boulevard. 
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VII. WEST COUNTY CITIES 


Hercules 
Pinole 

San Pablo 
Richmond 
El Cerrito 
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SUMMARY 


West Contra Costa County includes the older, developed cities of El Cerrito, 
Richmond, and San Pablo, as well as the growing suburbs of Pinole and 
Hercules. Unincorporated communities that are discussed are Kensington, East 
Richmond Heights, North Richmond, E1 Sobrante, Montalvin Manor - Tara Hills, 
and Franklin Canyon. The General Plans for three other unincorporated areas 
in West Contra Costa (Rodeo, Crockett, and Port Costa) are not examined here 
Since all three are not within any City's Sphere of Influence (except for a 
smal] portion of Rodeo). 


Although western Contra Costa County is often characterized as an older 
industrial area with a stable population, all of the region's cities, with the 
exception of E] Cerrito, are growing at a rate often comparable to the central 
County. Hercules is well known throughout the state for the explosive 
residential growth it has sustained since the mid-1970's, amounting to some 
400 to 500 new homes annually. Rapid growth jin Hercules jis expected to 
continue through the 1990's. Pinole is also experiencing a steady amount of 
home building on the remaining vacant lands within its sphere. 


Richmond, the second largest city in the County after Concord, added some 900 
housing units during the first half of the 1980's, and expected to approve 
much more residential activity (perhaps several thousand units) in the late 
1980's. Major growth areas in Richmond include the planned residential 
community around the Hilltop shopping mall; the condominium waterfront 
developments at Marina Bay and Brickyard Cove; and the single family homes 
being constructed along Castro Ranch Road near E1] Sobrante. 


The Association of Bay Area Governments predicts that west Contra Costa 
County's 1985 population of 190,000 will increase by 18,000 residents over the 
next ten years, with almost all of the growth occurring in the Richmond and 
Hercules sphere areas. Industrial, office, and retail development expected in 
the region will create over 8,000 new jobs during the same period. 


In terms of General Plan consistency between the Cities and County, some 
differences in planned residential densities are evident in the E) Sobrante 
portion of the Richmond Sphere of Influence. In this area, the City and 
County plans also contain dissimilar policies regarding locations of ridgeline 
preservation and proposed uses along San Pablo Dam Road. In the Franklin 
Canyon portion of the Hercules sphere, the City has recently amended jts 
General Plan to allow residential development of lands overlooking the 
existing golf course. The County designates this area as Agricultural Lands. 


The greatest discrepancy in General Plan land use designations in this region, 
however, iS within the Cities of Richmond, Pinole, and Hercules. As indicated 
in other areas of Contra Costa, the County plan has not been updated to 
accurately reflect adopted City plans. In Hercules the County General Plan 
map continues to show open space and industrial uses where there are now 
thousands of new suburban homes. Along the Pinole and Richmond waterfronts, 
the County plan indicates large areas of industry, failing to recognize recent 
residential development. There are numerous other locations within the Cities 
where the County and City maps conflict. 
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CITY OF HERCULES 
Status of General Plan Elements 
Land Use Element 
Circulation/Scenic Highways Element 
Housing Element All elements adopted in the 
Open Space/Conservation Element 1983 General Plan 
Seismic Safety/Safety Element 
Noise Element 


Six Neighborhood Area Plans Adopted between 1975 and 1985 


Redevelopment Plans 


Dynamite Redevelopment Project Adopted in 1983 


General Plan Land Use Categories 
Contra Costa County 


Hercules (Hercules Area) 
RESIDENTIAL 
Units/ Units/ Units/ 

Gross Acre Net Acre* Net Acre 
Low Density (3-6) (378"7-5) Single Family: 
Medium-Low Density (4-8) (5-10) Low Density (1-3) 
Medium Density (6-14) (7, 2516.3) Medium Density (3-5) 
Medium-High Density (max of 17) (max of 20.4) High Density (5-7) 
High Density (10-25) (12-30) 


Multiple Family: 
Low Density (7=12) 
Medium Density (12-21) 
High Density (21-29) 


COMMERCIAL 
Town Center Commercial] 
Service 
Highway 
Neighborhood 
OFFICE 


Commercial 


* Assumes 25% of the land for single family homes, and 20% for multiple family 
housing, is reserved for other uses (roads, etc.). 
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General Plan Land Use Categories (continued) 
Contra Costa County 


Hercules ' (Hercules Area) 


INDUSTRIAL 
Industrial Industry 


PUBLIC RELATED 
Civic Center Public and Semi-Public 
High/Junior High/ 
Elementary School 
Multi-Purpose 


OPEN SPACE 
Open Space General Open Space 
Community/Neighborhood/ 
Waterfront Park 
AGRICULTURE 
(none) Agricultural Preserve 


Discussion of Plans 


Although the City of Hercules was incorporated in 1900, very little residen- 
tial development occurred during the first 75 years of the town's existence. 
California Powder Works, a manufacturer of explosives, established a plant 
site in the Hercules area in 1879 and was the primary activity in the town for 
many years. The company was incorporated in 1912 and became the world's 
largest producer of TNT during World War I. In 1978, Hercules Inc. sold the 
plant and ended almost one hundred years of manufacturing in the City. The 
old plant site still exists on a hillside overlooking San Pablo Bay, and the 
village area where employees once lived is now being restored. The only other 
major industrial company that still operates on 100 acres along the northern 
edge of the City's bayfront is the Pacific Refining Company, which 
manufactures petroleum products. 


Beginning in the mid-1970s, the City of Hercules began to approve large single 
family home subdivisions, primarily consisting of moderately priced (less than 
$100,000) homes on small-to-medium-sized lots. The Jarge number of units that 
have been constructed each year, on top of an existing housing stock of only 
60 homes in 1975, has translated into a phenomenally high growth rate that has 
consistently made Hercules one of the fastest growing cities in the state. 
From a population of 121 residents in 1975, Hercules grew to almost 6,000 
people by the time of the 1980 U.S. Census, equivalent to a building rate of 
approximately 1,800 new homes during the five year period. In the early 
1980's housing construction slowed considerably due to the national economic 
recession, but during 1984, 1985, and 1986 building activity in the City 
resumed the former level of 400 to 500 new homes completed each year. 
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At the beginning of 1986, the Hercules population was estimated to be approxi- 
mately 10,135, representing a 70 percent increase since 1980. The Housing 
Element of the 1983 Hercules General Plan indicates that about 550 to 650 new 
housing units per year would be added to the City's housing stock through the 
1980's under the plan policies, with an expected population in 1990 of 20,155, 
or double the current population. In contrast, the Association of Bay Area 
Governments (ABAG) projects that the Hercules Sphere of Influence (including 
the Franklin Canyon area outside the City) could absorb approximately 250 new 
homes each year over the next ten years, after which the building rate would 
decline to about one half that rate. ABAG projects a population within the 
Hercules Sphere area of 19,200 residents by the year 2005. 


The Hercules General Plan divides the City into 14 individual study areas or 
neighborhoods. Land use policies in the General Plan state that “specific 
plans will be prepared for a neighborhood prior to development within the 
neighborhood." The General Plan provides a detailed breakdown of the proposed 
1990 land uses by acreage in each of the study areas, excluding the four 
neighborhoods in the City's Sphere of Influence. Based upon the Jand use 
acreage figures, specific plans are then prepared to include a range of 
activities in each sub-area of the City. 


General Plan policies state the intent to “utilize . . . flexibility in the 
City's community development policies and ordinances to encourage the con- 
struction of moderate priced housing." The range of residential densities 


contained in the plan's land use categories allows for a mixture of housing 
types in each neighborhood, while the overall density of the area must equal 
the midpoint of the range. The Low Density Residential category (3 to 6 units 
per gross acre) permits some attached housing in a primarily single family 
area, while the Medium Low designation (4 to 8 units per acre) encourages 
cluster housing projects providing most of the advantages of detached homes 
but at increased densities. The predominant housing types within the Medium 
Density Residential category (6 to 14 units per gross acre) are townhouses, 
quadraplexes and similar attached structures. Larger apartment complexes are 
allowed in High Density Residential areas (average density of 18.5 units per 
gross acre, with a range from 10 to 25 units per acre). The Medium High 
Density category, added in 1984, permits condominium projects up to 17 units 
per acre. 


At the time of adoption of the 1983 General Plan, nine neighborhoods were 
within the City limits and were planned by acre for generalized Jand uses. 
Since then, Neighborhood 10 (the Hanna Ranch) and Neighborhood 11 (the 
northern portion of the Marsten Ranch) have been preplanned and annexed into 
the City (see !'1p 1). Neighborhoods 12, 13, and 14 are stil] outside the 1986 
corporate limits, although a proposal to annex and develop the Franklin Canyon 
Golf Course properties (Neighborhood 12) is currently pending before the City 
at the time of this writing. (Lands within Neighborhoods 12, 13, and 14 are 
discussed in the “Consistency of Plans Within the Sphere" section below. ) 


In terms of the developing neighborhoods within the City limits, three of the 


areas are planned for primarily non-residential uses. Neighborhood 7, ljocated 
west of the 1-80 freeway in the northern section of the City, consists of 
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GENERAL PLAN 


CITY OF HERCULES, 
CALIFORNIA 


FRANKLIN CANYON 
GOLF COURSE 
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approximately 620 acres of land designated in the General Plan as Industrial 
or Industrial Commercial. The area includes the former explosives plant 
facilities, now owned by Hercules Properties, Inc., where the’ temporary City 
offices are located, and the Pacific Refining Company adjacent to the 
unincorporated community of Rodeo (see Map 2). The City is in the process of 
preparing a Specific Plan for 220 acres, including the plant site. 


Between the two older industrial areas is the 158-acre North Shore Business 
Park, being developed by Easthill Associates. The park will house a total of 
two million square feet of office, research, and light industrial facilities 
when completed. Other than the Chevron office park at Hilltop in Richmond, 
the North Shore Business Park in Hercules is the only large campus-style high 
technology development in West Contra Costa County. Bio-Rad Laboratories, @ 
manufacturer of analytical and diagnostic instruments, has purchased 6/7 acres 
in the business park and plans to construct ll buildings over the next 20 
years. 


Gelsar Inc. owns 100 acres of land adjacent to the North Shore Business Park, 
a large portion of which is designated Industrial Commercial on the General 
Plan map. The City of Hercules has recently enacted a building moratorium on 
the Gelsar and the Hercules Properties, Inc. lands while a specific plan for 
the entire area is being prepared. The plan, with policies and standards to 
guide future industrial and commercial development on vacant parcels, should 
be completed by the end of 1986. 


The other non-commercial areas planned in the City are Neighborhoods 2 and 9. 
Both areas consist of a series of properties along the frontage of Highway 4 
(Franklin Canyon Road) and Sycamore Avenue (see Map 2). Neighborhood 2 has 
been planned as the City downtown, with a 1l5-acre civic center complex now 
under construction to be finished by 1987. A large shopping and office 
center, the Creekside Shopping Center, is located adjacent to I-80 and is 
designated Town Center on the General Plan map. A 25 acre site designated for 
Service Commercial activities is located between the ATSF railroad tracks and 
Sycamore Avenue in the northern portion of the neighborhood. 


Neighborhood 9 consists of 49 acres designated as primarily a Multi-Purpose 
district in the General Plan. Current uses in this narrow corridor adjacent 
to Highway 4 are a PG&E substation and a Caltrans maintenance yard. A smaller 
area of the neighborhood is designated for Highway Commercial stores. 


The remaining eight sub-areas (Neighborhoods 1, 3, 4, 5, 6, 8, 10, and 11) are 
planned for residential uses. Neighborhood 1, 560 acres situated between 
Sycamore Avenue and Refugio Valley Road, was developed by Centex Homes in the 
early 1980's as a primarily low density single family area, with 200 condomin- 
sum units adjacent to the Refugio Community Park and Civic Center (see Map 2). 
Neighborhood 8, 130 acres north of Highway 4 known as the Foxboro development, 
was constructed by the same homebuilder and consists of approximately 360 
single family patio homes (5.7 units to the acre) and medium density condos 
and townhouses, at a density of 7 to 10 units per acre. 
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South of Refugio Valley Road, Neighborhoods 3 and 4 total 700 acres. Both 
areas are being developed primarily with single family homes by Sunstream 
Homes. Several hundred moderately priced homes have already been completed 
during the first half of the 1980's, and the company is now under construction 
with 400 additional single family units (Tiffany Ridge). Approximately 200 
zero lot line or small] lot homes are being planned to complete the residential 
development in the area. Over 300 acres of land in the two neighborhoods is 
designated to remain in Open Space, with the Refugio Creek riparian corridor 
to remain in a natural condition. 


The 125-acre Marsten Ranch property, Neighborhood 11, has recently (1985) been 
annexed into the City. The Hercules General Plan designates the buildable 
portion of the site for Low Density housing. Lusk Homes will be constructing 
110 single family units and 19 estate homes, while Sunstream Homes wil] build 
21 single family homes. Also recently annexed was Neighborhood 10, the 
589-acre Hanna Ranch property on the eastern edge of the City. A neighborhood 
plan has been completed for the 600-acre parcel calling for construction of 
approximately 215 low density homes (3.3 units per net acre); 460 medium-low 
density patio homes (5.2 units per acre); and 425 medium density multi-family 
townhouses or condominiums (8.4 units per acre), for a total of 1,100 addi- 
tional dwellings and 3,300 residents. Approximately 375 acres would remain in 
open space use. Developers of the site will be Shea Homes and Standard 
Pactir16c. 


On the west side of the I-80 freeway, Neighborhoods 5 and 6 are being devel- 
oped in a mixture of detached and attached housing. Neighborhood 5, 100 acres 
Jocated between the ATSF railroad tracks and the freeway, is primarily desig- 
nated in the General Plan for Medium High Density apartments, at a density of 
up to 17 units per net acre (see Map 2). Approximately two-thirds of the area 
is being developed by Centex Homes, while the remaining land is controlled by 
the Bren Company. A tentative subdivision map approved in 1985 will allow 
construction of 1,160 condominium units in six separate village areas. At the 
time of this writing, Bren has begun marketing their 228-unit Glenwood 
project. Development of the area wil] result in the addition of approximately 
2,000 new residents to the City. 


Neighborhood 6, consisting of 235 acres west of the ATSF railroad tracks, is 
planned for 125 acres of residential development, as well as 55 acres of an 
elementary school and a junior high/high school-site. Citation Homes has 
constructed approximately 450 single family homes in the area, and is under 
construction with the final phase of 118 units. D & S Company is completing a 
301-unit condominium project, Olympian Hills, adjacent to the Citation subdi- 
visions. Citation Homes has also moved and renovated twenty units of former 
Hercules Powder Company employee housing to a site within the proposed 33-acre 
Hercules waterfront park (see Map 2). The park will include some of the 
original renovated company offices of the Hercules Powder Company, as well as 
a developed village green and “main street" area. The park will combine a 
mixture of public open space areas, including two parcels of waterfront land 
already acquired by the East Bay Regional Park District, and private 
commercial uses such as shops, restaurants, and bed and breakfast hotels. 
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The City of Hercules adopted the Dynamite Redevelopment Project in 1983. The 
redevelopment project was created to use tax increment financing to provide 
public improvements to a large portion of the City which is subject to flood- 
ing. The redevelopment district includes all of the land surrounding the 
former dynamite plant, as well as the developing town center area in 
Neighborhood 2. Redevelopment funds will be used to finance circulation 
improvements in the area, as well as flood control and other. public 
facilities. 


Discussion of Other Relevant Plans or Ordinances 
(none) 
Consistency of Plans in the Sphere 


The Sphere of Influence adopted by LAFCO for the City of Hercules consists of 
over 1,000 acres of land along Highway 4 between the current City limits and 
the eastern edge of the Franklin Canyon Golf Course (see Map 3). The area 
includes several large parcels totalling 280 acres south of the highway and 
adjacent to the City boundary, which are designated in the Rodeo Area General 
Plan, adopted by the County in 1984, as Agricultural Preserve to reflect the 
Williamson Act contracts on the land (see Map 4). 


An 80-acre parcel between the agricultural preserves and the Franklin Canyon 
Golf Course is designated in the County plan as Agricultural Lands, indicating 
that a Williamson Act contract is not attached to the property. All of these 
properties together are shown in the Hercules General Plan as future Neighbor- 
hood 14. The City plan does not indicate any proposed land uses for the 
neighborhoods outside the current corporate limits, however, instead stating 
that specific plans will be prepared prior to any development. The City is 
not currently preparing plans for Neighborhood 14. 


The properties north of Highway 4 bordered by the ATSF train tracks from the 
Hercules City limits to a point across from the Franklin Canyon Golf Course 
constitute Neighborhood 13. The area includes a 110-acre parcel currently 
used for grazing cattle which is designated for Controlled Manufacturing by 
the County. The property borders the ATSF tracks and the extensive Viewpoint 
subdivision to the west. The land use designation is meant to encourage the 
location of "clean" industrial firms such as electronics manufacturers which 
will buffer the nearby residential uses from heavier industry. Chemicals 
Division of Union 01] Company (Unocal) manufactures industrial carbon products 
on 250 acres east of the Controlled Manufacturing Zone. The plant site is 
shown on the County plan for Heavy Industry. Further east along Highway 4, 
approximately 58 acres of land is designated for Light Industry. Existing 
uses in this area include the Asbury Graphite Corporation, Burton Machine 
Shop, and the Yellow Freight trucking firm. The City General Plan does not 
indicate any proposed land uses for Neighborhood 13. 


The Franklin Canyon Golf Course is the last property within the Hercules 


Sphere of Influence. The golf course and club house take up 210 acres, which 
is designated by the County plan as Parks and Recreation. The undeveloped 
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Steep hillside south of the golf course is under the same ownership and con- 
Sists of an additional 415 acres shown as Agricultural Lands. The Rodeo Area 
General Plan notes that the Agricultural Lands designation is applied to open 
space lands that are primarily in agricultural usage, and no development den- 
Sity is stipulated. 


As in the case of the other planning areas in the Sphere of Influence area, 
the 1983 Hercules General Plan does not indicate any proposed land uses for 
the golf course property, which is shown on the City plan as Neighborhood 12. 
However, in August, 1986 the Hercules City Council approved a General Plan 
Amendment and pre-zoning of the site to allow construction of 1,150 units of 
housing and a 300-room hotel. Under the project proposed by Franklin Canyon 
Enterprises, a San Francisco investor group, portions of the existing golf 
course would be relocated and approximately 350 condominium or townhouse units 
would be built overlooking the course. 


Along the ridgeline and in the higher elevations of the site behind the golf 
course, 360 single family homes on large lots (one or two acres per unit) are 
planned, with another 415 single family homes or low density condominiums 
clustered in the remaining buildable portions of the site. The confer- 
ence/resort hotel complex would be located on a knoll above the existing golf 
course and would include spa and tennis facilities, as well as a restaurant. 
In addition, the City Council added a policy to designate a 15+ acre school 
and park site in a centrally located part of the project. 


The preliminary City approval of the Franklin Canyon project involved 
pre-zoning and amending the 1983 General Plan to add land use designations for 
the property. The golf course portion of the site is shown as Recreation 
Commercial (RC) and the hotel complex is designated Highway Commercial (HC). 
The former category was created for this project (see Map 5). The townhouses 
clustered around the golf course are designated for Medium (M) and Medium High 
(MH) density and the locations for primarily single family houses are shown as 
Low (L) and Medium Low (ML) density. The steepest portion of the property is 
designated Open Space. ; 


Before the actual development plans for the residential and hotel project can 
proceed, the property must be approved for annexation into Hercules by the 
County Local Agency Formation Commission (LAFCO). Part of the land must also 
be annexed into the service area of the East Bay Municipal Utility District. 


Consistency of Plans Within the City 


There are major discrepancies between the City and County Gene~il Plan desig- 
nations within the Hercules corporate limits. On the County Seneral Plan, 
there are only two land use categories applied in the Hercules area: Industry 
and General Open Space. Industry is designated on all land west of the 1-80 
freeway, as well as the properties north of Highway 4. None of the residen- 
tial areas east of the freeway that have developed during the last ten years 
are represented the County map. 
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EXHIBIT A 


MAP 5 


Recommended Land Use Designations 
Franklin Canyon Golf Course Property 
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CITY OF PINOLE 


Status of General Plan Elements 


Land Use Element 
Circulation Element 
Open Space Element 
Recreation Element 
Conservation Element 


Safety Element 

Seismic Safety Element 

Noise Element 

Scenic Highways Element 

Housing Element 

Historic Preservation Element 
Neighborhood Preservation Element 
Trails Plan 

Energy Conservation 


San Pablo Avenue Specific Plan 
Redevelopment Plans 
Pinole Vista Design and 


Development Plan 


General Plan Land Use Categories 


Adopted 
Adopted 
Adopted 
Adopted 
Adopted 


All elements adopted in 1975. 


in 
in 
in 
in 
in 


1967, last revised in 1983. 
1967, amended in 1976. 
1973, revised in 1978. 


1978. 
19735: 


Adopted in 1976. 


All elements adopted in 1978. 


Draft plan pending (1986). 


Adopted in 1976. 


Pinole 
RESIDENTIAL 
Units/ 
Net Acre 

Suburban/Rural 

Residential (072-1) 
Low Density 

Residential (1-7) 
Medium Density 

Residential (7=20) 
Old Town Home Industry (mixed use) 


cake = igi 


Contra Costa County 


(Pinole & El Sobrante Area) 


Single Family: 
Low Density 
Medium Density 
High Density 


Multiple Family: 
Low Density 
Medium Density 
High Density 


Units/ 


Net Acre 
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General Plan Land Use Categories (continued) 


Contra Costa County 


Pinole (Pinole & E] Sobrante Area) 
COMMERCIAL 
Regional Commercial Community Shopping 
Area Commercial Neighborhood Shopping 


Central (Old Town) Commercial 
Neighborhood Commercial 
General Commercial 


OERFTCE 

Profession Administrative Office Limited Office 
Medical/Dental Offices 
Old Town Home Industry (mixed use) 

INDUSTRIAL 
Industrial Light Industry 

Industry 
PUBLIC RELATED 

Public School Public and Semi-Public 

OPEN SPACE 
City Park General Open Space 
Public/Private Open Space Parks and Recreation 
San Pablo Bay Conservation Area 

AGRICULTURE 
(none) Agricultural Preserve 


Discussion of Plans 


The Pinole General Plan, most of which was most recently revised in 1978, 
includes a planning area that stretches from the Hercules corporate line on 
the north to the Richmond city limits on the south. The area includes the 
large unincorporated community of Tara Hills - Montalvin Manor, consisting of 
approximately 3,000 homes between Pinole and Richmond. The City General Plan 
also includes land use designations for the unincorporated E] Sobrante area 
east of I-80. To the north, the City plan includes the southern portion of 
the Marsten Ranch property along Pinole Ridge, which has been recently annexed 
into Pinole. 


The Pinole General Plan has only three residential land use categories: 


Suburban/Rural, Residential Low, and Residential Medium densities. The vast 
majority of the residential neighborhoods in the City are designated for low 
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density development (1 to 7 units per net acre), while the Suburban/Rura|l 
category (0.2 to 1 unit per acre) is applied to hillside areas near Pinole 
Ridge and in a portion of the unincorporated E]) Sobrante area adjacent to 
Pinole Park (see Map 1). 


Medium density housing (townhouses, apartments, or condominiums) is designated 
primarily in the hilly East Bluff area of the City between Pinole Valley Road 
and Appian Way, and along the bayfront west of San Pablo Avenue. Compared to 
nearby Hercules and Richmond, residential growth in Pinole has been modest, 
amounting to approximately 100 new units during the last several years. One 
large condominium project, Pinole Shores, is being constructed by Jones Devel- 
opment Company on land between the ATSF and SP railroad tracks, previously 
designated for industrial uses, near the southern border of the city. The 
project will contain 377 units when completed. 


Other significant residential projects now under construction in the City 
include Pinole Ridge, a Miller Sorg development of 160 single family homes and 
duplexes, and a 147 unit townhouse complex by Mosher. Both projects are 
located in the East Bluff area west of I-80. The only other large residential 
development proposed in the City will be on the southern half of the Marsten 
Ranch property. Warmington Homes has received approval to construct approxi- 
mately 130 large lot single family homes. 


The Pinole General Plan designates several areas of the City for commercial 
development. The historic center of the City is the Old Town retail area at 
San Pablo and Tennant Avenues which is designated as Central or Old Town 
Commercial. In addition, a unique General Plan category called Old Town Home 
Industry has been created to preserve the mixed uses that have historically 
existed in downtown Pinole. The category allows small professional offices, 
as well as craft industries, in residences. 


A Specific Plan has been prepared for the entire length of San Pablo Avenue in 
Pinole. The draft plan is pending before the City Council at the time of this 
writing. The San Pablo Avenue Specific Plan recommends actions to promote 
commercial revitalization in the Old Town section, with the aim of promoting 
the downtown as a specialty shopping, restaurant, office, and cultural center 
for much of West Contra Costa County. Along San Pablo Avenue west of the 
downtown, the draft plan discourages strip commercial uses and promotes 
housing and compatible small scale offices. The western portion of the avenue 
near Del Monte Drive is proposed as an appropriate location for new business 
service activities, as well as housing and mixed use developments. 


Regional Commercial] ses are located at the Pinole Vista shopping center near 
the Appian Way/I-80 interchange. Additional lands for regional stores are 
designated along a proposed arterial frontage road east of the 1-80 freeway 
(see Map 1). Area Commercial activities are planned along Pinole Valley Road 
near the freeway, and Appian Way, while smaller Neighborhood Commercial 


= Sa = 


Cars \ a 2 
vionts +e 2 d , 
CF She5eToe, SKA: a z 
ve} 
> fretenctean ef (rom! 4 imwuns Sans Hee Hea cel it N t 
‘ » Pros Heite « Pett weagac vo oid Te ‘gs04. 7 oeie 3 pn ¢ 
eS BB Setsgpe)— -sgnews olde ; Oo Seow SHO tyes es prels ote 
ae we DaGr Beh STCHTA Si Payor Te hyukbtoe = . 
; eee _ Pipes Faia BS g26i “9G piteuh efim i yi Siam! totes 
=: Ne RaiQ0T TEENCS Ai se Peionc alo . a ROTTS 
ad % TSB902 ((YeiTVo2 Ont ys eek nhs 3. 
pase OMGS hotw eotnu "6 are 
= = > 16 
47 of eel <Paltouyeno: phy won atzolong fan¢otes: tapgal Ferg 
y 22 “el ign = Oot fos oor Bite all's -« , ybrr 
BA ~AS0EON WC KetaNOD. Srdorrmot +h nw eis 
YETSO 4G 2 vi 108-1 16 Jie cane Piwlé teaF of 
Tad iretituce an no ad Tie WFD vit 2! hegogosd tas 


ene? oF. _Tavees: PAV? 281 258 zane! ectortmns ¥ 
came al thet ol yiets got odor 


5 aes _ os vals levonpa “a 

ve titizes Qs zt wai pt WS agra: wrisaid ant non 

ny “OBA — metann) yeh ae ithe aeuitver Sims eT bi > : 
. “a4 Groned bs net lerdeae - =p my fe rg a* on ms 4 4 j 


o wren bexew bt soircesng Ct Palees> aed ‘sf 


rs Vine “wel he Wiogdges. : str ni a wm 
7 .eeotepizer. af iyieubne IRs 
Ht oe Pigne! ertie so! MO? hetaheta soot eae dont ah 
i elie % Pia) us t> ad s1eted patbat: ef Wiel SEG - P 
AL Fae sbnewrssan 46/5 shi ssue eunSVA Ofdel nat gap. 
of tet She sfotegee twel hI add at meter a) faptyey ‘BI 
ves f: a> Ene. oottto . onan CEtes ,ori adatie irae. . te fwok 
ie > Sesh ouneyh Shes Sac anoth RM ates) antes) Zegit” et rh 
ad ae au: taiovehne> ~ oR Pde iw ctasy neta anh sti. 
Gait i) Cott eq Niettew onT ceeahPtt ofaoe (lene $id! ication Bi , : 
id we Ta% woltsoo] evel tqc7qes Ae ts ar ath #? avied orn » 
_ : ee laittee leveb sen beri base gui. wot ge. | Toa ae mets hve e. “ih 


~ 58 Riss onldaote ajer! 4 eats ait da hetagol avs gear ist >-xpuanie? + 


St6 penuite ie “1 ge ; “ey F >firen F "i + eae af z FA Caer om ‘Baer \\entth taht : 
Veweor? of =? my ; € +z ES an Ft he | % bs i ; not) i; ea ae b Seodang: 6) ee re “tah Hd 


— —hsok yeltav 3 font onels bennelo sve eaftivlsas th Sane 
7 hatorvaeme) bootiaddy/ a vefiaoe sttmw val nBtQGA bs ag 


SAN PABLO BAY 


a Nag aoe a 
Tae Weta le ie Meaines 


‘ SS 
Os 
aN 


oO. 


HHH INDUSTRIAL 
2: CITY PARK (P) GENERAL LOCATION 


PUBLIC/PRIVATE OPEN SPACE 


ee Gy PUBLIC SCHOOL 
-REGIONAL:N:-NEIGHBOR- mts MEDICAL / DENTAL 


pinole 


e~" T_] RESIDENTIAL LOW 
SSE RESIDENTIAL MED 


Free i ‘3 i LX, ae > 
BO BERS DNS gS 
AS , ee ¥ Sot 


afte Serr Oo 
Sener a FA a is. pt ts ne 
Fest WS By th pes s ted ee | 
— : ee HOOD-C:CENTRIAL: PA:-PROF__ "1! 
ON faders ADMIN. 
ni Sidiys #88 GENERAL COMMERCIAL 


yd) bib 
wh 


<< 
4 
RY 


(3 
y 
y 
Sy =< 
ay 
as 


e, 


ae 


ma 
4 RITA, SLs 
TT TD SUL ie 


ESSiL 
- rave” “Uys 
trorcerereti ries Eee bee OND 


ca 
S525 ‘ 
SSS O55 
Sess oSSeSS 
oS om 
os 


$s 


SS ee P _een.. 


shopping centers are located on San Pablo Avenue in the City and 
unincorporated Tara Hills area. 


The only significant area designated for office uses is around Pinole Doctors 
Hospital, where the Medical/Dental Offices designation is applied on both 
Sides of Appian Way at Tara Hills Drive. The only area set aside for 
Industrial uses is west of San Pablo Avenue near existing activities. 


Pinole has one large area designated as a Public Park on the eastern edge of 
the City, south of Pinole Valley Road. The Pinole Valley Community/Regional 
Park consists of several hundred acres along El Sobrante Ridge that has been 
purchased by the City. An Open Space designation called the San Pablo Bay 
Conservation Area is applied to all submerged bay lands within the City 
limits. 


Several new roadways are depicted on the Circulation Element of the General 
Plan, although some have yet to be completed. The most significant new road 
is the already mentioned arterial which would open up lands adjacent to I-80 
for regional commercial development. Additionally, a collector road is shown 
serving the proposed Marsten Ranch residential project. The portion of this 
collector nearest the freeway has already been completed. Two new collector 
streets are proposed to. access the development now occurring in the East Bluff 
neighborhood. 


Two collectors are proposed in the Bayview-Tara Hills portion of the area. An 
extension of Del Monte Drive is being constructed as a part of the large 
Pinole Shores condominium project. The road, Pinole Shores Drive, will 
include a grade separated overpass across the ATSF tracks, funded by 
redevelopment monies. Additionally, an access road to off San Pablo Avenue 
will be required if the Tara Hills School site is developed. 


Pinole has also adopted a redevelopment district plan, which includes approxi- 
mately one half of the City. The Pinole Vista Urban Design and Redevelopment 
Plan (1976), although not a part of the General Plan, contains land use desig- 
nations for the 0)d Town shopping district, the developing East Bluff area and 
for the planned commercial properties east and south of I-80. The recommenda- 
tions in the redevelopment plan are fairly consistent with the General Plan, 
calling for Low and Medium Density housing in the East Bluff area, mixed use 
in the Old Town district, and commercial development adjacent to the freeway. 
The redevelopment area was significantly expanded in the 1980's to take in al) 
of the City lands west of San Pablo Avenue, including the Pinole Shore 
condominium development. 


Wiscussion of Other Relevant Plans or Ordinances 


Pinole has entered into a joint planning effort with Hercules and the East Bay 
Regional Park District to study the feasibility of a shoreline trail along San 
Pablo Bay. The resulting report recommended a proposed alignment and 
determined that no major obstacles existed in Pinole that would preclude 
development of the trail. The.Pinole Shore condominium project is construct- 
ing a small portion of the shoreline trail as a condition of approval. The 
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trail would cross through the proposed Pinole Bayfront Park, a recreation fa- 
cility planned by the City, with the land already in public acquisition. 


Consistency of Plans in the Sphere 


The Sphere of Influence adopted for Pinole includes the southern portion of 
the Marsten Ranch and adjacent properties, which have recently been annexed 
into the City. On the southern edge of the City, the Sphere includes the 
large Montalvin Manor and Tara Hills subdivisions (collectively known as 
Montarabay) as well as the northern portion of the unincorporated E] Sobrante 
area (see Map 2). Unincorporated lands along Alhambra Valley Road east of the 
City are in the Pinole Crrek watershed but are not in the Pinole Sphere. 


Within the Sphere, Contra Costa County has adopted one Area General Plan and 
several smaller General Plan Amendments. The El] Sobrante Area General Plan, 
adopted in 1980, covers the £] Sorbrante portion of the City's Sphere. The 
Montarabay General Plan Amendment, adopted in 1981, brought the existing de- 
velopment and zoning in that area into compliance with the County's plan. The 
amendment included all of the unincorporated land between the Richmond and 
Pinole City limits. 


The Montarabay County plan designates most of the existing neighborhoods as 
Single Family Residential - High Density (5 to 7 homes per net acre), with two 
large areas between San Pablo Avenue and the ATSF railroad line set aside for 
multiple family densities (see Map 3). The area designated for Multiple 
Family Residential - Medium Density on the eastern edge of the amendment area 
is the site of the Pinole Shores condominiums, which has been annexed into the 
City. Additionally, the 20-acre former Collins school site (the largest 
school property indicated on the 1981 map) was redesignated to Single Family 
Residential - High Density in 1984. At the time of this writing, a proposal 
by a non-profit housing group to construct 300 units on the property is 
pending before the County. 


The Pinole General Plan land use designations are very similar to the County 
plan. The only areas of discrepancy involve the parcels shown for multiple 
family housing. The properties designated for High Density development on the 
County plan (21 to 29 units per net acre) are shown on the City map for Medium 
Density (up to 20 units per acre, although more units can be approved if the 
project meets certain conditions). The adjacent area near the intersection of 
Tara Hills Drive and San Pablo Avenue is planned by the County for Medium 
Density Multiple Family housing (13 to 21 units per net acre), while the City 
designates the location for Low Density Residential (1 to 7 units per acre) 
and Open Space uses. The County General Plan -lso designates the narrow strip 
of lands along San Pablo Bay, west of the Southern Pacific right-of-way, for 
Industry, while the City shows all of this area as San Pablo Bay Conservation 
Area. 


East of the I-80 freeway, the El Sobrante Area General Plan indicates Neigh- 
borhood Shopping and Multiple Family Residential - Low Density (7 to 12 units 
per net acre) categories north of the Appian Way/Rancho Road intersection, 
while the City plan indicates Medium Density housing. Rancho Road itself is 
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designated a collector under the County's circulation plan and is proposed for 
extension between Appian Way and Pinole Valley Road. The City, however, has 
no plans to complete the extension. ; 


There are also differences between the two plans in terms of the low density 
residential and open space designations along E] Sobrante Ridge, south of 
Pinole Valley Road. The City General Plan retains all of the ridge in Open 
Space and allows Suburban/Rural Residential development (0.2 to 1 unit per net 
acre) below the ridgeline. The County's land use map indicates a combination 
of Low and Medium Density Residential densities in the hilly area (1 to 5 
units per net acre), while the top of the ridge is not specifically designated 
as Open Space. 


Consistency of Plans Within the City 


The County General Plan is inconsistent with the City plan in many locations 
west of the freeway. The County indicates a large swathe of multiple family 
housing along Pinole Valley Road between San Pablo Avenue and 1-80, while the 
City shows a variety of uses. The County plan fails to show either the multi- 
ple family development in the East Bluff area and the shopping center at the 
Appian Way/I-80 interchange. The extent of the commercial activities along 
San Pablo Avenue in Old Town is not accurately depicted on the County plan and 
too much Industry is shown along the waterfront. 


East of the freeway, the two plans are much more in compliance. The only 
major differences are along Pinole Ridge, where the County map shows al] 
General Open Space, while the City plan allows Suburban/Rural Residential 
development on the Marsten Ranch and adjacent properties. 
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CITY OF SAN PABLO 


Status of General Plan Elements 


Land Use Element 
Circulation Element 


Housing Element 


Open Space and Conservation Element 
Seismic Safety Element 


Public Safety Element 
Scenic Highways Element 
Noise Element 


Public Facilities Element 
Beautification Element 


Redevelopment Plans 


Bayview Redevelopment Project 

El Portal Redevelopment Project 
Oak Park Redevelopment Project 
Sheffield Redevelopment Project 


South Entrance Redevelopment Project 


General Plan Land Use Categories 


San Pablo (San Pablo and E] Sobrante Area) 
RESIDENTIAL 
Units/ 
Net Acre 
Low Density (7-12) Single Family: 
Medium Density (12-24) Low Density 
High Density (24-42) Medium Density 


Adopted in 1980. 


Adopted in 1984. 


Adopted in 1973. 


Adopted in 1976. 


Adopted in 1972. 


Adopted in 1976. 


Adopted in 1971, as amended. 


Adopted in 1976. 
Adopted in 1976. 


Adopted in 1970, as amended. 


Contra Costa County 


High Density 


Multiple Family: 
Low Density 
Medium Density 
High Density 
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Units/ 


Net Acre 
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General Plan Land Use Categories (continued) 
Contra Costa County 


San Pablo (San Pablo and E] Sobrante Area) 
COMMERCIAL 
Commercial Commercial 
Commercial (Medium Density Residential ) Community Shopping 


Neighborhood Shopping 


OFFICE 

Commercial/High Rise Office 

INDUSTRIAL 
Industrial Industry 

PUBLIC RELATED 

Public/Semi-Public Public and Semi-Public 

OPEN SPACE 
Park and Open Space General Open Space 


Parks and Recreation 


AGRICULTURE 
(none) Agricultural Preserve 


Discussion of Plans 


San Pablo is a small city of 21,000 people that is surrounded on all sides by 
the City of Richmond and unincorporated Contra Costa County. Nearly 80 
percent of the City's land area is included in one of the five redevelopment 
project areas; therefore, the Land Use Element and the redevelopment plans are 
closely integrated. The 1980 Land Use and Circulation Elements were adopted 
as ten-year plans and were revised to achieve consistency with the policies in 
the redevelopment plans. The emphasis of the 1980 elements was to reduce 
densities in the City's multiple family residential areas and to consolidate 
the City's marginal strip commercial areas. 


The San Pablo General Plan includes three res’ dential land use categories: 
Low Density (7 to 12 units per net acre), Medium Density (12 to 24 units per 
acre), and High Density (24 to 42 units per acre). Low Density residential 
neighborhoods are concentrated on the western side of the City in the Bayview, 
Rumrill/Sheffield, and Old Town areas (see Map 1). Medium density housing 
found along key collector roads and closer to commercial districts. High 
density residential areas are designated adjacent to the I-80 freeway in the 
South Entrance neighborhood and in the central portion of the City along 
Church Lane and San Pablo Avenue. 
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MAP 1 


CITY OF SAN PABLO 
GENERAL PLAN 


LAND USE PLAN 


LOW DENSITY RESIDENTIAL (7-12) 


MEDIUM DENSITY RESIDENTIAL (12-24) 


HIGH DENSITY RESIDENTIAL (24-42) 


COMMERCIAL 


COMMERCIAL /MEDIUM DENSITY RESIDENTIAL 


COMMERCIAL/HIGH RISE 


INDUSTRIAL 


uuL 


PARK AND OPEN SPACE 


PUBLIC/SEMI PUBLIC 


TRAIL 


(ADOPTED: OCT. 6, 1980) 
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The General Plan notes that approximately one-third of the City's housing is 
Substandard, partially because many of the 800+ units in San Pablo's mobile 
home parks (11 percent of the housing stock) do not meet modern design 
criteria. The mobile home parks are considered legal non-conforming uses. 
Recognizing this fact, the City's Housing Element has adopted policies seeking 
ways to upgrade the mobile homes and parks. Additionally, the 1980 U.S. 
Census ranked San Pablo's median household income as the lowest measured in 
Contra Costa County or in the San Francisco Bay Area. 


The 1984 Housing Element estimates that San Pablo is largely built out, in 
terms of vacant residential lands. Only about 20 acres of suitable properties 
exist in the City for in-fill development and all of that is in fragmented, 
small lots unsuitable for medium to large projects. In recent years, most of 
the housing constructed has been multiple family redevelopment projects. 
Since 1980, the City has added about 40 single family homes and over 200 
apartment or condominium units. 


The City's central business district is composed primarily of the E] Portal 
Shopping Center across from Contra Costa Community College. The shopping 
center was severely impacted by the opening of the Hilltop Regional Shopping 
Center in 1976, but is now undergoing a complete remodeling. The City has 
recently attracted two major discount stores, the Home Club and the Price 
Club. The Home Club has recently opened a 100,000 square foot store in the 
Shopping Center. The Price Club has plans to construct a 107,000 square foot 
building in the San Pablo Avenue - San Pablo Dam Road vicinity, to open in 
late 1987. Tax revenues from the new stores should bring in approximately 
$800,000 annually to the City. 


In an effort to consolidate strip commercial areas and eliminate an excess of 
commercially zoned land in San Pablo, the General Plan employs a Commercial / 
Medium Density Residential category, which is applied along a portion of San 
Pablo Avenue, 23rd Street, and Rumrill Boulevard. The category is intended to 
encourage the transformation of marginal commercial properties into new 
commercial or residential uses. 


A large area on both sides of San Pablo Avenue between San Pablo Dam Road and 
Church Lane is designated for Commercial/High Rise. Although the category 
allows 8 to 20 story office buildings in a cluster adjacent to Brookside 
Hospital, most of the area has been redeveloped with less intensive 
developments including two story townhouse/condominium projects and three 
story medical offices. The remaining properties in the area are projected to 
develop in commercial or office use at a similar, less intensive scale. The 
Commercial/High Rise designation encourages either commercial or residential 
uses, or a mix of both, within walking distance of shopping and public 
activities. 


Most of the frontage along San Pablo Dam Road east of I-80 is planned for 
commercial and office uses. The General Plan states that many of these 
parcels are inappropriate for housing because of slope and soil stability 
problems. Thus, preferable uses are cited as restaurants and retail services. 
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The Industrial category is applied to existing uses along the ATSF railroad 
line, which forms the western boundary of the City. A vacant area between 
Rumrill Boulevard and the City limits is planned for a smal] industrial park 
with landscaping and design control. Significant Public/Semi-Public proper- 
ties within the City include Contra Costa College, Saint Joseph's Cemetery, 
and Brookside Hospital. 


The Circulation Element of the 1980 General plan notes that the efficiency of 
the City's already congested roadway system is reduced by industrial truck 
traffic from North Richmond which crosses San Pablo to get to I-80. The solu- 
tion to this problem is the North Richmond Bypass, a proposed freeway that 
would link the Hoffman Freeway (1-580) now under construction in downtown 
Richmond with I-80. The new truck bypass route would follow an alignment that 
Swings west of unincorporated North Richmond and the City of San Pablo to 
intersect I-80 north of the Hilltop shopping mall, using an extension of Atlas 
Road. The first two phases of the project are now under construction between 
Castro Street in Point Richmond and Parr Boulevard in North Richmond. The 
remainder of the proposed route past the Richmond Country Club and through the 
Chevron Hilltop property is still under study. 


Discussion of Other Relevant Plans or Ordinances 
(none) 
Consistency of Plans in the Sphere 


The San Pablo Sphere of Influence includes an unincorporated neighborhood east 
of the 1-80 freeway, consisting of 110 acres of residences in the hills north 
of Alvarado Park along Arlington Boulevard. The other unincorporated neigh- 
borhood in the Sphere is Rollingwood, a couple hundred homes generally north 
of El Portal Drive and west of I-80. 


Because the 1980 San Pablo General Plan map does not include land use designa- 
tions for areas outside the City limits, there are no inconsistencies between 
City and County plans. The County General Plan designates both unincorporated 
neighborhoods in the San Pablo Sphere for Single Family Residential - High 
Density (5 to 7 units per net acre). 


Consistency of Plans Within the City 


With the exception of the E] Sobrante Area General Plan, adopted in 1980, the 
County General Plan \.ithin the City of San Pablo has not been updated since 
1963. Thus, the County plan does not reflect any of the land use designations 
adopted during the 19/0s in the City's redevelopment projects. The County 
plan basically designates almost all portions of the City west of the freeway 
as Single Family Residential - High Density, except for smaller areas of 
Multiple Family Residential - Medium Density (12 to 21 units per net acre) and 
Commercial uses in the El Portal downtown center. 
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The County General Plan map fails to recognize any of the general Commercial 
zones in the City, as well as the areas set aside for Commercial/High Rise. 
The County plan does not accurately represent any areas of medium density 
housing along key streets in the Old Town section of San Pablo and does not 
show any locations of planned or existing high density apartment buildings. 


East of 1-80, the 1980 E] Sobrante Area General Plan map is more reflective of 
the City land use designations, although there are still some discrepancies. 
Along San Pablo Dam Road south of Morrow Drive the County map indicates a 
Jarge area of Multiple Family - High Density housing (21 to 29 units per net 
acre), while the City plan shows Commercial frontage with some housing behind. 
Further north along San Pablo Dam Road the City designates lands on both sides 
of the arterial for Commercial uses and Medium Density housing (12 to 24 units 
per net acre), and the County plan indicates Community Shopping and high 
density multiples. The City also shows Commercial uses permitted west of San 
Pablo Dam Road on hilly parcels adjacent to the I-80 interchange, while the 
County map designates most of these properties as General Open Space. 
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CITY OF RICHMOND 
Status of General Plan Elements 
Concise General Plan Document 


Land Use Element 
Circulation Element 


Adopted in 1983 
Adopted in 1964, as amended. 
(Last summary published in 1977.) 


Bikeways Plan Adopted in 1978, as amended. 
Housing Element Adopted in 1981, as amended. 
Open Space and Conservation Element Adopted in 1973, as amended. 
Seismic Safety Element Adopted in 1974. 

Noise Element Adopted in 1975. 

Scenic Routes Element Adopted in 1975, as amended. 
Safety Element Adopted in 1983, as amended. 
Environmental Design Element Adopted in 1964. 

Community Facilities Element Adopted in 1964, as amended. 
Employment Resources Element Adopted in 1973 (part of 


Recreation and Parks Plan 


Local Area Plans: 


Wildcat Canyon Plan Adopted in 1960, as amended. 

Pullman Neighborhood Plan Adopted in 1966. 

Iron Triangle Neighborhood Plan Adopted in 1967, as amended. 

Richmond Coastline Plan Adopted in 1973, as amended. 

So. Richmond Shoreline Special Area Plan Adopted in 1977 

Redevelopment Plans 

Urban Renewal Plan for Project Area 11-A Adopted in 1975, as amended. 
(The Harbour) 

Redevelopment Plan Project Area 1-A Adopted in 1961, as amended. 
(Eastshore Park) 

Redevelopment Plan for Project Area 8-A Adopted in 1960, as amended. 
(Hensley Industrial District) 

Urban Renewal Plan for Project Area 10-A Adopted in 1966, as amended. 
(Downtown Richmond) 

Urban Renewal Plan for Project Area 10-B Adopted in 1972, as amended. 
(Nevin Center) 

“ban Renewal Plan for Project Area 12-A Adopted in 1972, as amended. 

(North Richmond) 

Redevelopment Plan for Project Area 1-C Adopted in 1960, as amended. 
(Potrero) 

Redevelopment Plan for Project Area 1-B Adopted in 1955, as amended. 
(Pilot Project) 

Redevelopment Plan for Project Area 4-A Adopted in 1956, as amended. 
(Terrace) 

Redevelopment Plan for Project Area 3-A Adopted in 1964, as amended. 
(Galvin) 


Richmond Coastline Plan). 
Adopted in 1966, as amended. 
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General Plan Land Use Categories 


Contra Costa County 


Richmond (Richmond and E] Sobrante Area) 
RESIDENTIAL 
Units/ Units/ 
Net Acre Net Acre 
Rural Low (0-159) Single Family: 
Rural Medium (2.0-3.9) Low Density (1-3) 
Suburban Low (4.0-4.9) Medium Density (3-5) 
Suburban Medium (5.0-6..9) High Density (5-7) 
Urban Low (7,0-12.9 
Urban Medium (13.0-19.9) Multiple Family: 
Urban High (20 or more) Low Density (7-12) 
Residential & Commercial (mixed use) Medium Density (13=21) 
High Density (21-30) 
COMMERCIAL 
Regional or Major Shopping Center Commercial 
General Commercial 
Marina and Commercial Recreation 
Commercial and Industrial (mixed use) 
Commercial and Recreation (mixed use) 
Central Business District 
Community Shopping Center 
OFFICE 
(none, included in other categories) Office 
INDUSTRIAL 
General Industry Industry 
Special Industry 
Extensive Industry 
Container Port 
Marine Terminal or Ship Repair 
Industrial and Recreation (mixed use) 
PUBLIC RELATED 
Community Facilities (Utilities) Public and Semi-Public 


Community Facilities (Institutions) 


ie he = Bi 


“i were? shaadi Pht meat 
bo! ae 4 
ant fae oo8, Ron Hevea 
9 See borin) “teivaquont tna: Totsesmes 
pf | 


BIT - 
eaten aes write AP BatuToAt enon) 
SAT STAG | 7 
Fevtiol lereneg 
Sais 
; shazet ‘git? se a a 
; tees hexte) rol fento Bax . 
eee 5: > | CITASER ot eye nis 
7 fn : ; . One F 
ee Sb tata Fim? ong 27 1ou9 ‘S0t28T F900) etd te ieee 
-_ (enotaushisney sebatt Tiere: 


General Plan Land Use Categories (continued) 


Contra Costa County 


Richmond (Richmond and E] Sobrante Area) 


OPEN SPACE 
Parks and Recreation Parks and Recreation 
Conservation, Open Space General Open Space 


(The Open Space and Conservation Plan 
map shows 17 separate categories.) 


AGRICULTURE 
(Included in Open Space) Agricultural Preserve 


Discussion of Plans 


The Richmond General Plan was originally adopted by the City Council in 1964 
and published in summary form in 1966. Numerous amendments were made over the 
years and detailed General Plan Land Use, Transportation/Circulation, and Open 
Space and Conservation maps have been updated through 1986. These maps show 
the General Plan as it has been adopted and amended by the City Council. 


In addition to the General Plan element maps and text, the City has also 
adopted two neighborhood plans (for the Pullman and Iron Triangle neighbor- 
hoods) and two local plans which examine areas near the City's shoreline: the 
Richmond Coastline Plan (1973), and the South Richmond Shoreline Special Area 
Plan (1977, which amended the 1973 plan in the Inner Harbor Basin area). The 
jatter plan was also adopted by the Bay Conservation and Development 
Commission (BCDC) as a major amendment to the regional BCDC Bay Plan. 


Richmond has established eleven different redevelopment projects over the last 
twenty-five years although only a half dozen of the most important and current 
projects are discussed here. Each project is covered by a redevelopment plan 
or urban renewal plan formally adopted by the Redevelopment Agency (City 
Council). All were drafted to conform with the General Plan. 


In 1977 a summary of the Richmond General Plan was drafted which shows the 
City's plan, as well as the plans of the County and adjacent cities. However, 
the text and maps of the 1977 summary were not specifically adopted by the 
City Council. The summary includes large scale maps that have specific land 
use designations cast in three different time frames: continuing, interim, 
and future. "Continuing" land use designations and policies apply to the 
present time and continue indefinitely; "interim" designations wil] terminate 
at some definite time; and “future" policies are to be applied at some unknown 
time. The purpose of using these three temporal designations is to achieve 
zoning/General Plan conformity while avoiding inverse condemnation problems. 
Thus, interim and future land use designations are applied to certain areas 
where uses are expected to change sometime in the future. It should be noted 
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that all areas designated with an interim use also have a future use, while 
areas designated with a continuing use .have no other types of use associated 
with the properties. 


Although the use of temporal General Plan designations is somewhat confusing, 
only a few locations along the City's shoreline are designated an interim and 
future land use category. These areas include the large sanitary Jandfill 
site, the current Navy Fuel Depot at Point Molate, and other reclaimed lands 
in the Richmond harbor land along the coast. 


The area depicted on the Richmond General Plan maps is quite extensive, 
covering all lands from the Contra Costa-Alameda County line on the south to 
the City of Hercules on the north. The formally adopted planning area for the 
City, a somewhat smaller area than is shown on the maps, includes the Cities 
of El Cerrito and San Pablo, as well as the unincorporated communities of 
Kensington, £1] Sobrante, North Richmond, Tara Hills-Montalvin Manor, East 
Richmond Heights, and all of the EBMUD lands around San Pablo Reservoir. 


The City of Richmond consists of 36,000 acres of land with an estimated 
population (1986) of 78,600, making it the second largest city in Contra Costa 
County, after Concord. The planning area for the City's General Plan includes 
over 50,000 acres, with an estimated population of 165,000. The 1977 Genera| 
Plan summary text contained a projection of future land uses in acres and a 
future population. The summary assumed that residential areas would build out 
at the same density and with the same household size as measured in the 1970 
U.S. Census (an overall average density of 13 units per gross acre and a 
household size of 3.0 persons). The 1977 projections were that Richmond's 
population would more than double to 197,500 people, as would the population 
of the larger planning area, to 342,200 residents. 


The earlier projections differ substantially from estimates prepared by the 
Association of Bay Area Governments (ABAG). The regional organization 
estimates that the population of the Richmond Sphere of Influence area 
(including unincorporated £1 Sobrante, North Richmond, and most of the East 
Richmond Heights) in 1985 was 90,700. The most recent ABAG projections 
indicate substantial growth may occur in the Sphere during the latter half of 
the 1980's, amounting to 5,000 additional residents and approximately 3,100 
new households. During the 1990's, the Richmond Sphere population is expected 
to grow by another 5,000 persons to 101,200, with little growth expected 
between the years 2000 and 2005. 


Richmond has the only General Plan ir Contra Costa that includes as many 
residential land use categories as the County. The categories range from 
Rural densities (0 to 4 units per net acre) to Suburban densities (4 to 7 
units per acre) to Urban densities (7. to 20 units or more per acre). Housing 
densities in the central Richmond neighborhoods are generally Urban Low (7.0 
to 12.9 units per acre) and Urban Moderate (13.0 to 19.9 units), with the 
Urban High densities (20 or more units per acre) in selected locations along 
Barrett Avenue and near the downtown BART station (see Map 1). East of the 
1-80 freeway in the El Sobrante area, densities are much lower, ranging from 
Rural Low or Medium (0 to 3.9 units per acre) to Urban Low. 
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The 1985 Housing Element states that 80 percent of the single family units 
constructed between 1980 and mid-1984 in the City, or 835 units, were in four 
locations: Hilltop, Marina Bay, Brickyard Cove, and E] Sobrante. The element 
projects that 4,300 new units (including condominiums) will be built in the 
latter half of the 1980s with, again, 80 percent of the new construction 
occurring in those four areas. 


The non-residential component of the 950-acre Hilltop planned community 
consists of a regional shopping mall with several major department stores 
(completed); a 45-acre office park with two buildings already constructed and 
a proposed buildout of 1.1 million square feet; an industrial park of 65 acres 
which is largely built out; and additional industrial lands available for 
phased development, consisting of another 150 acres. 


Accompanying the commercial and industrial activities at Hilltop is a planned 
residential community of approximately 3,000 units. Robertson Homes, one of 
the largest builders in the country, is constructing the 1,000 unit Hilltop 
Bayview apartment complex on 42 acres north of the shopping mall (see Map 2). 
The Hilltop North area is designated in the General Plan for Urban High 
densities (the project will have a density of about 27 units per acre). The 
first 500 luxury apartment units are to be completed in the Spring of 1987. 
WSI Builders is constructing a 670-unit project west of the regional shopping 
center. Hilltop Village will consist of a range of housing types, from single 
family homes to condominium townhouses. The General Plan designates the area 
for Urban Low densities (7.0 to 12.9 units per net acre). Another 1,000 units 
of mixed housing types are designated for the Hilltop West site located west 
of San Pablo Avenue and the North Richmond Bypass freeway. 


The other locations where a large amount of housing is under construction 
include the Marina Bay and Brickyard Cove developments along the Richmond 
shoreline. The 320-acre Marina Bay project is Northern California's largest 
waterfront development and wil] consist of 3,100 condominiums and apartments, 
1,700 boat slips, a hotel, offices, and research and development activities. 
Marina Cove is designated in the General Plan for Urban High housing (20 or 
more units per acre), General Commercial, and the mixed use Residential and 
Commercial, which allows Urban High housing densities. The project is within 
Redevelopment Area 11-A and is being developed by the Penterra Company, which 
in turn has turned over some parcels to other builders (see Map 3). 


Approximately 145 luxury condominiums have already been completed on the site. 
Rafanelli and Nahas have approvals to construct the 724-unit Marina Cove 
apartments, with the first phase of 224 units to be completed in late 1986. A 
restaurant and ger’ral store are also scheduled to open in late 1986. The 
Sprincin Company is ulso to begin construction of a 130-unit townhouse project 
at that time. 


West of the Marina Bay project on the waterfront in Brickyard Cove is 
Brickyard Landing, a private development where the Inisfree Company has 
constructed 240 luxury condominiums. The company has plans to build another 
70 units in the near future. The area is designated for Urban Low densities 
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in the General Plan (7.0 to 12.9 units per acre), as well as Seacliff Estates, 


oa a potential for another 600 apartments or condominiums to be built at the 
ocation. 


The fourth and last area within the City of Richmond where significant growth 
1S occurring is east of E] Sobrante along Castro Ranch Road (see Map 4). Damé 
Construction is developing the 440-unit Carriage Hills project of moderate 
priced single family homes (Parcel 7 on the map). Approximately 60 homes have 
been completed and another 100 homes are currently under construction. The 
area is general planned for Suburban Medium residential densities (5.0 to 6.9 
units per acre). In addition, Dame Construction has proposed another 180 
homes to be constructed south of Castro Ranch Road, to be called Carriage 
Hills South (Parcel 7 on Map 4). Hicks and O'Brien is jointly seeking approv- 
al to build 130 single family homes on an adjacent parcel. At the time of 
this writing, a General Plan Amendment to allow suburban development has been 
approved by the City, but annexation of the properties has not yet occurred. 


Numerous other properties in the hills south of San Pablo Dam Road in the Bel- 
gum Valley area are designated for Rural Low density housing (less than two 
homes per acre). The Richmond Housing Element estimates that the buildable 
portions of these vacant lands south of San Pablo Dam Road in the City, as 
well as the unincorporated properties south of Castro Ranch Road could yield 
roughly 2,000 housing units if developed. Almost one half of this total could 
be accommodated on the site of the previously proposed Park Glen Estates 
Subdivision (Parcel 12 on Map 4). Another 400 homes could possibly be 
constructed on smal] unincorporated parcels along San Pablo Dam Road. An area 
east of Wildcat Canyon Park is still designated for Rural Low Density develop- 
ment, although the land has been acquired by the East Bay Regional Park 
DISET es 


In terms of non-residential uses, the Richmond General Plan designates large 
areas of the waterfront for Special Industry, while lands within the huge 
Chevron USA petroleum and chemical refinery west of the ATSF railroad yard are 
classified for General Industry. Property at Point Molate now used as a Navy 
fuel depot is designated General Industry as an interim use, and as a Regional 
or City-wide Park as a future use. Likewise, the large sanitary landfill site 
on the San Pablo Bay shoreline is classified Other Open Space as a future use, 
after the landfill is completed. 


Since the Richmond Coastline Plan was adopted as part of the General Plan in 
1973, recent trends in the region's growth, as well as international shipping 
markets, have raised new c'estions about the use of the City's 32-mile 
shoreline. In order to updat? the coastline plan, the City has retained a 
consultant to prepare a shore!tine Development Strategy in conjunction with a 
citizens advisory committee. The new plan is to address such issues as 
whether the City's future economy will continue to be heavily industrial or a 
mixed service-industrial economy; what the demand is for higher priced 
bay-front home sites; the potential for redevelopment of some industrialized 
shoreline properties, the anticipated quantity of future shipping port 
operations. A background report and preliminary goals statement has been 
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prepared as of this writing. The final strategy plan is anticipated to be 
adopted by mid-1987. 


In central Richmond, the City has adopted two redevelopment projects to 
provide improvements to the area west of the BART station near 17th and 
Barrett. The City's General Plan designates land west of the BART station 
for General Commercial, Regional or Community Center Commercial, and Urban 
High density housing. A consulting firm has been hired to prepare a City 
Center Specific Plan for the larger City Center area that includes the 
redevelopment projects and lands around the BART station. Issues. to be 
resolved include land use, circulation and parking, urban design guidelines, 
development timing and the development potential of air rights over the BART 
station. 


In terms of circulation improvements, two major freeway projects are now under 
construction in the City. The Knox Freeway (also known as the Hoffman 
Expressway), iS an upgrade of the former Highway 17 route between I-80 and the 
Richmond-San Rafael Bridge. It is scheduled to be completed by 1990, with 
major interchanges to serve the waterfront developments. The North Richmond 
Bypass, a freeway proposed to link the bridge with a newly constructed Atlas 
Road interchange on I-80 north of Hilltop, is under construction in the first 
phase near Point Richmond. The remaining alignment through North Richmond, 
past the Richmond Country Club, and crossing through the northern section of 
the Hilltop development, has not yet been funded. 


Consistency of Plans in the Sphere 


The Sphere of Influence area adopted by the County Local Agency Formation 
Commission (LAFCO) for Richmond is significantly smaller than either the 
City's planning area or the total area shown on the General Plan maps. It 
suggests the detachment of Wildcat Regional Park from the City. The Sphere 
includes unincorporated North Richmond, most of E] Sobrante, and the lands 
along Sobrante Ridge south of Castro Ranch Road (see Map 6). 


In the North Richmond unincorporated area, Contra Costa County adopted a 
General Plan Amendment in 1972 that set land use policies. The existing 
residences in the community south of Wildcat Creek are designated for 
densities of 5 to 7 units per net acre (see Map 7). North of San Pablo Creek, 
the properties are designated for Light and Heavy Industry. Existing indoor 
and garden plant nurseries in the area, which constitute the most lucrative 
form of agriculture in the County, are designated as Commercial Nursery and 
Employment. The sanitary Jandfill site, of which only the northern pcrtion is 
under County jurisdiction, is planned as a major park site. An Outdoor 
Environment Education Center is depicted on marshlands near Wildcat Creek. 


In contrast, the City's General Plan designates the lands between San Pablo 
and Wildcat Creeks for Agriculture as an interim use, and for Urban Low densi- 
ty housing (7.0 to 12.9 units per acre) as a future use. This same density, 
slightly higher than the County plan, is also applied to existing residential 
neighborhood south of Wildcat Creek. The two plans also differ in the park 
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facilities that are proposed for the area. As noted previously, the Richmond 
General Plan classifies the sanitary landfill site as a Community Facility 
(interim use) and as Other Open Space (future use), while the County plans it 
aS a major park. The County map also depicts five local parks in the area, a 
linear park along San Pablo Creek, and an elevation center near the mouth of 
Wildcat Creek. The City designates only small Creekside Recreation areas 
along the two waterways, and no major park lands or facilities. The large 
Salt marshes at the mouths of both creeks are categorized, however, as 
Preservation Areas. 


A major concern in North Richmond for decades has been the implementation of 
an efficient, environmentally sensitive flood control project to prevent wide- 
spread flooding of nearby homes and industry. A plan by the U.S. Army Corps 
of Engineers has finally been approved by County and City representatives and 
work is scheduled to begin on flood control facilities in late 1986. The City 
has attempted to annex the unincorporated area in the past, but large property 
Owners opposed the move because they did not want to pay assessments for 
needed infrastructure improvements. 


In the unincorporated East Richmond Heights area, the 1976 County General Plan 
designates the residential neighborhoods for Single Family Residential - High 
Density (5 to 7 units per net acre), which conforms exactly with the City plan 
for the area. 


Almost all of the unincorporated lands included in the County's 1980 €) 
Sobrante area General Plan are within Richmond's Sphere of Influence. The 
residential neighborhood on either side of Valley View Road has been annexed 
into the City, as well as the lands near Sobrante Ridge stretching westward to 
the Carriage Hills subdivision off Castro Ranch Road. However, the properties 
along San Pablo Dam Road are still under the jurisdiction of the county, as 
are the neighborhoods on either side of Appian Way. 


There are differences between the City and County plans along both arterials. 
The Richmond General Plan depicts Urban Low residential densities east of 
Appian Way (7.0 to 12.9 units per acre) and Suburban Medium (5.0 to 6.9 units) 
west of the road. The County plan details a mixture of Multiple Family and 
Commercial uses along Appian Way, with the neighborhoods on both sides desig- 
nated Single Family Residential - High Density (5 to 7 units per net acre) 
(see Map 8). Similarly, along San Pablo Dam Road, the £1] Sobrante area 
General Plan encourages a blend of commercial activities and apartments 
between I-80 and Valley View, while the City map shows primarily residential. 
use, with.a linear park between San Pablo Creek and the Dam Road near Appian 


Way. 


In other parts of £1 Sobrante, the County and City plans do not conform in 
terms of residential densities and the location of open space along ridges or 
slopes. A significant difference exists for the undeveloped properties south 
of Castro Ranch Road. The City plan designates most of the area for Rural Low 
density homes (less than two units per net acre), while the County has desig- 
nated the buildable portion of the site for Low Density homes (one to three 
units per acre), with the ridgelines to remain in General Open Space. 
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A last inconsistency between the 1980 £1] Sobrante Area General Plan and the 
City plan involves future development and preservation of San Pablo Ridge. 
Although only the lower elevation of the slope along San Pablo Dam Road is 
under County jurisdiction, the County plan describes the ridge as a Special 
Concern area, and recommends that development should be carefully regulated to 
avoid landslides and unstable soil. As noted previously, the City plan desig- 
nates the area (also known as the Belgum Valley) for Rural Low and Medium, and 
Suburban Medium density housing, allowing densities up to seven units per 
acre. The County plan for the incorporated area designates lands above the 
400-foot contour as General Open Space, and recommends low density residential 
development (one to three units per acre) suitable to the topography of 
individual sites, with new developments providing trail access and appropriate 
other land dedications to the adjacent East Bay Regional Park facility. 


Consistency of Plans Within the City 


The land use designations for lands within the Richmond city limits that are 
shown on the County General Plan have not been significantly amended since 
1963, and so are very out of date. Only two residential categories are 
applied in the City (Single Family-High and Multiple Family-Low) and only the 
downtown commercial area is shown. All of the lands along the Richmond Harbor 
are designated as Industry, failing to recognize any of the recent residential 
and commercial development. The entire Hilltop area is likewise shown as 
Industry, as is the existing Parchester Village residential neighborhood west 
of Hilltop. The County plan also fails to note the approved Carriage Hills 
development on Castro Ranch Road. 
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CITY OF EL CERRITO 
Status of General Plan Elements 


Land Use Element 

Circulation Element 

Open Space and Conservation Element 
Seismic Safety Element 


Safety Element All elements adopted in 1975. 


Scenic Routes Element 

Noise Element 

Community Design and Appearance 
Element 


Public Facilities Element Adopted in 1976. 


Parks and Recreation Element 


Housing Element Adopted in 1981. 


Redevelopment Plans 


El Cerrito Redevelopment Project Adopted in 1977. 


General Plan Land Use Categories 


E) Cerrito 


RESIDENTIAL 
Units/ 
Net Acre 
Very Low Density (0-6) 
Low Density (0-9) 
Medium Density (0-20) 
High Density (0-35) 
COMMERCIAL 


Central Commercial 

Neighborhood Commercial 
Service-Employment Activities 
General Commercial 
Commercial/Residential (mixed use) 


sf Saal 


Contra Costa County 


El Cerrito Area) 


Units/ 
Net Acre 


Single Family: 
Very Low Density (0-1 
Low Density (1-3 
Medium Density (3-5 
High Density (5-7 


Multiple Family: 


Low Density (7-12) 
Medium Density (12-21) 
High Density (21-29) 


Commercial] 
Retail Shopping 
Neighborhood Business 
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General Plan Land Use Categories (continued) 
Contra Costa County 


El Cerrito (El Cerrito Area) 


OFFICE 
Office 
Limited Office 
INDUSTRIAL 
(none) Industry 


PUBLIC RELATED 
Institutional and Utility Public and Semi-Public 


OPEN SPACE 
Park and Open Space General Open Space 
Parks and Recreation 


AGRICULTURE 
(none) Agricultural Preserve 


Discussion of Plans 


The El Cerrito General Plan including eight of the nine required elements (at 
that time) was adopted in 1975. More recently, an updated Housing Element was 
adopted in 1981. The community of approximately 23,000 residents is fairly 
well built out with few opportunities for Significant new housing construc- 
tion. Redevelopment of residential properties and commercial land along San 
Pablo Avenue jis occurring. 


El Cerrito is somewhat unique among East Bay cities because jit jis an over- 
whelmingly residential community with no industry and no central business 
district, except for the moderate sized El] Cerrito Plaza shopping center near 
the Plaza BART station. The City's Land Use Element contains four housing — 
densities, although all categories allow the lowest densities. To the east of 
Richmond Street, the predominant General Plan designation is Low Density 
Residential (0 to 9 units per net acre), with Very Low Density (0 to 6 units 
per acre) housing on the highest ridge overlooking the City (see Map 1). The 
1975 General Plan map depicts a planning area that includes unincorporated 
Kensington in the southeast and the unincorporated Richmond View neighborhood 
(also known as Richmond Heights) to the north. 


Smal] areas of the City are classified for Medium Density Residential (0 to 20 
units per net acre), primarily near arterials and intersections. A much 
larger portion of the City between roughly Liberty Street and San Pablo Avenue 
on both sides of the BART right-of-way is planned for High Density Residential 
(0 to 35 units). Approximately three quarters of all housing units in €] 
Cerrito are single family homes, with the remainder being apartments or 
condominiums. Many of the homeowners in the City are elderly couples, making 
the average age of the City (40 years) the highest in the County except for 


ae ot 


S| peas ra nea) & ‘yew a rei @ 7 


‘ ‘ 
f ruse t 
.@ 04 We 
- 


« i iy 
se agi 3te2 — 


Perit i ste he anr oe: “regi 
is in Oe ms y 


Fu? NT aA 


ene! te node wae 
i 7 
opin whe => Idole pothufon® als Tesaned ostyve> 72 
O7Gree ne ,vifeasey eis ft 87 a bm focha raw (samt 
» 900; eS Voie eae 78 (7 TMi a 686 . Leet ar Adi 
SPaT ngte ‘V8? eatstnaiirngge wet *siw sue sling 
ewe Dea s6lsesqo7d fs) *rabtca~ o> mencoletabaet 


> . ‘entwespe 2 


weosd yoly*> unk test 2G wmpts Jenweee ef 
Zz mn Oe YETEROR!. on Asia vd linge chpien hs 


Saet8 olf a (2 Beshe-etgughom scis 65? 4 
Sleem0 sheters S60 ne) 2’yStd oA] Worjese MAR esele 
‘6 ROtsleied Fvewa! silt pic Se '1weeeses fis over: 
or 2 Mersaraieeb ualS (evened spgare o0%2 GAS ,Jeate! 
O1 ei eae Wel YUN AFin fers Yer vee afine © os O) (eta 
ae as hee) W219 eA? oniioal avo PGaI 4+ seeigih ads ao ge faye (a On 
beIODe ne Peis ont dec: ¢éns Qniiela 6 SPs! aah ean s6!4 ‘feyengh 
waigdigion ery Bromigifa betes G*IGonrny ans CFs Senerizuer et none 


iP7an ef? a {atiptaM pas 


te 4 “e | fey 1 J + at StF Es (ear 


eo 


>> _ 
al, oe 


7 
K Ta Snebtes® ve? sno culnem Vites!s ots yh m_ 1o ageve. Df gp 
2am A eneliserveta? bi aie TO ViPvenisg -. Cex 7on 1e o 
onevA o° dat aed bre ’ i 30) Y Msuwten yer) ens rs heryeg y 
nol teen ++}, bi anma'a et ‘caweto-enig!* THAR. a0e oe aebie item 
? 2 VALID i Ger a “dGn het Fee eg. 
Ts imey ofonke omg: 
srs i vty Yo cosh eee 
J on? 0 opm apeneme 


PLAN 


CITY OF EL CERRITO 


GENERAL 


FEBUARY 1975 


MAP 1 
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RESIDENTIAL 
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some unincorporated areas such as Kensington and Bethel Island. Between 1980 
and 1985, E] Cerrito added approximately 300 housing units of which 150 were 
new homes and 145 were condos, townhouses, or apartments. In 1985 alone, 
three large multiple family projects accounted for 100 units. 


Although not indicated on the General Plan land use map, the plan text 
describes four different categories of commercial activities in the City. The 
one regional serving area, the £1] Cerrito Plaza shopping center with an 
Emporium Capwell department store as the anchor tenant, is designated as 
Central Commercial. Likewise, the much smaller cluster of stores around the 
other BART station in El Cerrito (the Del Norte station) is classified as 
Central Commercial. The latter area contains several marginal businesses. 
General Commercial activities are located near the Moeser/San Pablo Avenue 
intersection and two Neighborhood Commercial centers are located several 
blocks east of San Pablo Avenue in the southern part of the City. A cluster 
of service-employment uses is planned for the northern section of San Pablo 
Avenue, where heavier commercial activities such as auto services, storage, 
and wholesaling are expected to locate. 


The El] Cerrito plan also includes a Commercial/Residential mixed use category 
that is depicted on the land use map as circles. The designation is intended 
to provide flexibility in attracting quality projects to the £1] Cerrito 
Redevelopment Project district, which includes the length of San Pablo Avenue. 
The City is using redevelopment powers to help assemble suitable parcels of 
Jand along the corridor for retail and office projects in order to increase 
the community's tax base, which was severely impacted by Proposition 13. The 
largest ongoing redevelopment project is a major remodeling of the entire E]) 
Cerrito Plaza shopping center. 


The 1975 Circulation Element of the General Plan shows two arterial extensions 
that have not been constructed. The Moeser Lane extension would connect San 
Pablo Avenue with Carlson Boulevard to the west and would provide a more 
direct route for freeway access. The Fairmont Avenue extension would continue 
easterly from its present terminus at Colusa Avenue through the large institu- 
tional uses of the Sunset View Cemetery and EBMUD filter plant to connect with 
Arlington Boulevard high on the ridge. The extension would improve access to 
the freeway for E] Cerrito, Kensington, and North Berkeley hill residents. 


Discussion of Other Relevant Plans or Ordinances 

(none) 

Consistency of Pians in the Sphere 

The El Cerrito Sphere of Influence includes the entire unincorporated communi- 
ty of Kensington situated between the City's southeast borders and the 


Berkeley corporate limits, and the southern portion of the unincorporated area 
known as East Richmond Heights to the north of the City. 
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Kensington is an affluent community of 5,300 residents with only two smal] 
Neighborhood Business areas depicted on the 1976 Kensington General Plan 
Amendment adopted by the County (see Map 2). All of the housing in the commu- 
nity is designated Single Family Residential - High Density (5 to 7 units per 
net acre). In contrast, the City General Plan designates housing in the area 
as Very Low Density (0 to 6 units per net acre), which is consistent with the 
County Plan. 


However, the 1975 £1 Cerrito Land Use Element shows a very steep property 
overlooking Jewel Lake in Tilden Regional Park as residential while the County 
indicates General Open Space. Similarly, the City plan designates several 
Public and Semi-Public properties for housing, such as the Kensington School, 
the EBMUD Summit Reservoir, and the EBMUD San Pablo Filter Plant. Additional- 
ly, the City does not designate any commercial uses at the Colusa Circle or 
along Arlington Boulevard. The County map, in turn, does not depict the 
planned extension of Fairmont Avenue to connect with Arlington. 


To the north of the E] Cerrito City limits, a section of the East Richmond 
Heights containing approximately 500 homes is in the City Sphere (see Map 3). 
The City General Plan indicates a slightly higher density range than the 
County General Plan Amendment adopted in 1976 (0 to 9 units per net acre 
versus 5 to 7 units per acre). The City map does not show a Neighborhood 
Business area near Arlington and Olive Avenues, as the County does. Also, for 
Steep properties overlooking Wildcat Canyon Park, on the eastern edge of the 
area the County allows a wider band of developable sites than the City plan. 


Consistency of Plans Within the City 


For the area within the E] Cerrito City limits, the County General Plan has 
not been amended since 1963 and thus does not reflect any recent changes in 
land uses. The County map colors most of the City as Single Family Residen- 
tial - High Density and shows a strip of Multiple Family Residential - Medium 
Density between San Pablo Avenue and the BART tracks. The County plan 
indicates only two small commercial areas along San Pablo Avenue and fails to 
recognize any of the large institutional, park, and open space properties in 
the City. Unlike the City map, the County classifies a long strip of land 
between I-80 and San Pablo Avenue in the northern half of £1] Cerrito as 
Industry, while the City designates it for Commercial. 
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